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OCEAN BEACH PRECISE PLAN 

Background 

The purpose of a Precise Plan for Ocean Beach is to establish as public 
policy a program for preserving and enhancing the community. The effort 
leading to this precise plan encompassed a comprehensive identification 
of local problems, issues and opportunities together with establishment 
of community values and goals translated into appropriate long and 
short-range action-oriented recommendations. 

This Precise Plan represents the culmination of the most recent efforts 
by many interested persons in the community in conjunction with staff of 
the Planning Department. This Plan is the result of a recommendation of 
the Peninsula Community Plan adopted in 1968 to prepare a precise plan 
for the Ocean Beach area. Two years of work resulted in a.draft Precise 
Plan in mid-1971 which was then the subject .of discussion at four public 
meetings in the community. It was the product of joint efforts of the 
Ocean Beach Implementation Planning Group, a subcommittee of Peninsulans, 
Inc., which had produced the Peninsula Community Plan, and Planning 
Department staff. Disagreement over the draft plan arose involving 
several divergent aspects including, among others, a lack of knowledge 
and understanding of its purpose and contents, and feelings of a lack of 
opportunity to participate. In addition, there existed a general heightened 
public awareness and concern for urban environmental matters particularly 
in unique coastal areas. 

These community concerns resulted in no further processing of the draft 
plan through the Planning Commission toward the establishment of public 
policy to guide the future of Ocean/Beach. In the face of increasing 
local problems and issues, the efforts by staff of the Planning Department 
to reach consensus among divergent interests in Ocean Beach and proceed 
with a planning program were without success. 

However, as a result of mounting community concerns that the area needed 
a plan for the future, the City Council in the summer of 1973 directed 
that the Planning Department reactivate the planning program and bring 
forth a draft Precise Plan to the Planning Commission for public hearing 
at the earliest feasible opportunity. This direction included making 
every reasonable effort to work with the various groups that had emerged 
expressing sincere interest in the future of Ocean Beach. These groups 
included the Ocean Beach Implementation Planning Group, the Ocean Beach 
Town Council, and the Ocean Beach Community Planning Group. It was 
believed that such meetings would provide the opportunity for staff to 
receive various comments, suggestions and alternatives to those points 
within the draft on which differences of opinion existed. .The Planning 
Department staff held nine meetings with the three groups involved in 
an effort to establish a dialogue over various planning proposals. 



The staff analyzed the different proposals made by these citizen groups, 
and presented a draft to them for discussion purposes. (Ocean Beach 
Precise Plan, Review Draft, January 1974). Since that time, .representatives 
of these groups have met with City staff weekly, and there have been 
monthly public meetings. (Since June, 1974, the Ocean Beach Business 
and Property Owners Association has also provided representation and 
input at these discussion sessions.) This plan reflects those meetings 
and discussions. 

SIGNIFICANCE OF THE PRECISE PLAN 

The Ocean Beach Precise Plan is a policy framework enabling the com­
munity and the City to preserve and enhance the character of Ocean 
Beach. The Plan provides guidelines and recommendations for public and 
private development.· 

Once this Plan is adopted by the City Council, any amendments, additions 
or deletions will require that the Planning Commission and City Council 
follow the same procedure of holding public hearings as was required in 
the initial adoption of the Plan. While this Plan sets forth many 
proposals for implementation, it does not establish new regulations or 
legislation, nor does it rezone property. However, it must be clearly 
pointed out that adoption of this Plan will require subsequent public 
hear·ings to be held to determine whether or not to rezone property so 
that it is consistent with Plan proposals. Finally, the amendment or 
future preparation of other City Ordinances such as subdivision, housing, 
building or other development controls must also be enacted separately 
through the regular legislative process. 

The Plan deals with the environment of Ocean Beach, emphasizing "scale" 
and "character" and major land uses. The pLan elements include resi­
dential, commercial, transportation, public facilities, and community 
environment and design. All of the elements consider the community from 
both a neighborhood standpoint and from its position as a major recreation 
area. A series of maps and drawings illustrate the major recommendations 
and policies. The report concludes with an implementation section 
listing major projects, public and private, required to carry out the 
Plan. 

It should also be pointed out that adoption of the Ocean Beach Precise 
Plan requires amending of the Peninsula Community Plan, adopted by the 
City Council in 1968. In addition, adoption of this Ocean Beach Precise 
Plan will require amendment to the Progress Guide and General Plan for 
the City of San Diego. A harmonious relationship exists between the 
general goals and policies of this area, adjacent areas, and the entire 
City. Should differences occur in the future regarding proposals contained 
in this Plan and the City's General Plan, they may be resolved during 
the course of related public hearings. This procedure is in accordance 
with the intent of City Council Policy 600-7. It should also be pointed 
out that the periodic review of the General Plan may produce recommendations 



for changes in this Plan. Again, the normal procedures for legislative 
actions, including public hearings, must, of course, be followed before 
changes to these documents can be accomplished. 

A flexible document is necessary. 
changing life styles, human needs 
tions of this Plan should be kept 
unless amended by due process. 

Nothing can be rigid in view of 
and technology. However, the recommenda­
fundamentally intact and followed 

THE OCEAN BEACH COMMUNITY 

In the early part of this century, a developer named D. C. Collier 
bought most of the brush-covered hillsides, laid out streets, planted 
trees, put in utilities and established a streetcar line, and built 
houses. A boardwalk like Atlantic City's stretched from Mission Bay to 
Sunset Cliffs. Ocean Beach originally developed as a summer cottage and 
resort community. Later, many of these cottages were converted to year­
round residences. New single family homes were built and Ocean Beach 
became a small residential community somewhat apart from the rest of San 
Diego. 

Through the years, Ocean Beach became popular as a beach resort and 
center of weekend beach activity. The community was affected by World 
War II, as the large influx of military personnel created the need for 
rental housing. .Recent years have seen a great rise in the number of 
young adults, drawn to the community by the casual beach atmosphere and 
other factors. Increased tourism, including the development of Mission 
Bay Park, a new freeway, and the popularity of beach areas as places to 
live have brought growth pressures to Ocean Beach. 

The planning area is approximately one square mile in size. It is 
bounded by the San Diego River on the north, the Pacific Ocean on the 
west, Froude and West Point Lorna Blvd. on the east and Adair Street on 
the south. 

The current population of the Precise Plan area is 11,800, which respresents 
an increase of only 400 people since 1970. In fact, the population 
declined by 100 people from 1972 to 1973, despite a rise in total dwelling 
units. Some of the reasons for this apparent stabilization in population 
include decreasing family size, a declining birth rate, and fewer occupants 
per dwelling unit than in the past. There is a considerable increase of 
people during the summer months due to an influx of tourists. 

The most significant characteristic of the Ocean Beach population is the 
large number of young persons. 53% of the population in 1970 was between 
20 and 34 years of age which compared to only 27% for the City as a 
whole. 

The median school years completed in 1970 was 12.6. 36% of persons .25 
years or older had attended college. The average family income was 
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$7,490. There were 273 families and over 2,000 persons below the federal 
government definition of the poverty level, an average of one out of 

.every six persons. 

There are 6,700 dwelling units in Ocean Beach, 3,000 units in single 
family use and 3,700 multiple units. This represents an increase of 700 
multiple dwelling units since 1970, when single and multiple units were 
equal. Also, in 1970, 4,600 of a total 6,100 dwelling units, or 81% 
were renter occupied, compared to 47% city-wide. The 1970 median housing 
value was $19,400 and the median rent, $120 per month. 

From these census statistics, it is evident that Ocean Beach is a community 
with many young people, is no longer growing at a rapid rate, is relatively 
well educated, is becoming more oriented toward multiple family life 
styles, has a high percentage of renters and is characterized by relatively 
high rental and land values. 

One of the most dramatic physical features of the community is its 
coastline .... a wide, sandy beach and a rock shoreline composed of 
eroding cliffs and tide pools. A fishing pier adds to the attractive­
ness and charm of the beach atmosphere. Another feature is the gently 
sloping land east of Sunset Cliffs Blvd. which provides dramatic views 
of the ocean. 

RECENT LEGISLATION 

In recent years a new understanding of planning principles has developed 
throughout the nation which not only recognizes the importance of land 
use relationships, but stresses the preservation of community environ­
ment, both natural and man-made. Fostered by the problems associated 
with uncontrolled urbanization, this new attitude has come about because 
of people's concern over the threatened loss of the intrinsic values 
they are increasingly unwilling to forfeit. 

These national concerns have been reflected at the federal legislative 
level with the formation in 1970 of the Environmental Protection Agency 
(EPA) and the creation of the Clean Air Act of 1970. The EPA has been 
delegated the task of reducing air pollution under this Act. Some of 
the initial recommendations considered for San Diego were mass transit 
priority, parking surcharge and management, and limitations on gasoline. 
The move to decrease dependence on the automobile is balanced by the 
increased importance of public transportation and the bicycle as an 
alternate means of transportation. 

Several important environmental laws have been recently pas·sed in California. 
The California Environmental Quality Act of 1970 is aimed at determining 
the extent of -environmental damage, if any, created by the completion of 
proposed projects which require Environmental Impact Reports. Also, 
State Assembly Bill 1301 (Section 65860 of the Government Code) was 
passed in 1971 and amended in 1972; and is intended to create consistency 
between land use proposals, zoning regulations, and long range plans. 



According to A.B. 1301, the zoning ordinance and the land use proposals 
of the Ocean Beach Precise Plan must be in conformance. 

In 1972 the California voters passed Proposition 20, the Coastal Zone 
Conservation Act. This Act is aimed at balanced conservation and 
development of coastal zone resources. It created a Coastal Commission_ 
to plan development within 5 miles and regulate development within 1,000 
yards of the shoreline until a statewide coastal zone plan is adopted by 
1976. 

With respect to these laws, any significant proposal in Ocean Beach 
would be (1) reviewed by the Planning Commission, City Council, and 
Coastal Commission as to its environmental impact, and (2) determined to 
be consistent or inconsistent with the Precise Plan. 

The City of San Diego has also instituted important development controls 
in recent years. The city-wide zoning ordinance has been revised to 
include floor area ratios which have helped to reduce building bulk. 
Also, commercial zones have been revised to greatly reduce permitted 
residential densities and to also require parking for residential uses. 

Another recent regulation was the passage of Proposition D, a citizen 
initiative which placed a 30-foot height limit on new construction west 
of the Interstate 5 freeway excepting the Centre City area. 

There are several City Council Policies that apply city-wide and hence, 
are of significance in Ocean Beach. Policy 600-6 (1967) states that 
zoning should be used to implement proposals in adopted community plans. 
This policy is an indication of the City's intent to follow through on 
its proposed plans and is also supportive of A.B. 1301. Policy 600-19 
(1972) calls for the fostering of balanced community development through 
the provision of adequate housing for all segments of the population. 

The existence of these Federal, State, and City measures is 
have substantial effects on Ocean Beach for years to come. 
measures will not be replaced by the Precise Plan. Rather, 
supplemented by the criteria within the Plan itself to best 
implementation of the Plan's proposals. 

PROBLEMS AND ISSUES 

certain to 
These 
they are 
achieve the 

A diversity of life styles characterizes Ocean Beach. The community 
contains retired persons, military personnel, college students, street 
people, families with and without children, young singles, non­
professionals, professionals, minorities, and transients. Some are 
recent arrivals and some are long-term residents. There is .no such 
thing as a "typical" resident. 
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issues 

Treatment of strip commercial and 
mixed land uses along Voltaire Street. 

Preservation of character 
of existing residential 
areas threatened with change. 

ISSUE 
Beach area - major regional attraction, 
must be accessible without disrupting 
the community. 

8 

Preservation of street 
and parks and beaches. 

Community shopping 
churches, and recreation center, forms 
strong community focus. Preservation 

of pedestrian orientation and 
tenance of scale and character. 

Preservation of Sunset Cliffs. 

Sunset Cliffs Blvd. major traffic 
problems during peak hours and beach 
season. Street physically divides 
community. Reduction of negative 
impact of this and all other streets. 

ISSUE 
Preservation of the 
natural integrity of 
San Diego River Channel. 

.. -~~~~~~~ ~~s~~s~ of City owned 
land. 

ISSUE 
New condominium units 
out of scale with the 
communty and the beach. 
Cost of units precludes 
existing residents of 
the area. Threat of 
major change in Ocean 
Beach. 

of neighborhood 



The profuse availability of alternate life styles make Ocean Beach 
distinctive from other locales in San Diego and creates what many feel 
is a genuine sense of "community." Of great concern among many residents 
is the loss of this community character. It is believed that diversity 
should be maintained. There are factors, however, that make this objective 
somewhat difficult to achieve. 

The first factor is that land values in Ocean Beach have increased 
dramatically. Many low income people, young and senior citizens alike, 
who now live in the community are being forced out. Since land values 
are greatly influenced by the interaction of supply and demand, and 
there is only a limited amount of ocean frontage available, it is assumed 
that land values will continue to escalate. 

Due to high land costs, new construction in the R-4 zone west of Sunset 
Cliffs Blvd. tends to develop at a relatively high density. The cost of 
these new units is excessive for many of the area's residents. The 
small size of the newer units also tends to exclude families with children. 
In addition, where redevelopment is not feasible, rents are raised on 
older units to meet the rising cost of taxes and maintenance. 

East of Sunset Cliffs Boulevard land values have also increased substantially, 
but little redevelopment has taken place. Under the existing R-2 
zoning, only two units per lot may be built. Since many of the existing 
lots are already developed with two units or have been combined to 
achieve 3 or 4 units, the relative lack of income-producing potential 
has tended to stabilize the R-2 areas. 

A major problem throughout all of Ocean Beach is the choice between 
renovation and removal. Many old structures are worthy of preservation 
and could not be economically duplicated today. These buildings add to 
the character of the community and should be properly maintained. The 
emphasis should be on maintenance and on arresting decay before it sets 
in. 

A second major factor contributing to the change in community character 
is that new construction is sometimes disruptive to the scale and architecture 
of the community due t~ (1) excessive height and bulk, (2) the lack of 
landscaping, and (3) visible parking in front of buildings. If better 
design is utilized, a slight increase in density would not change Ocean 
Beach to a substantial degree~ provided that new construction did not 
occur on an extensive scale. 

During certain periods of the day and week, the auto congestion along 
Sunset Cliffs Boulevard is considerable. One proposal that has been 
discussed to alleviate this problem is the establishment of a one way 
pair of streets to facilitate the north-south traffic movement. Some 
residents believe that such a solution would physically separate the 

.community and increase the hazards to pedestrians. 
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There is also a strong desire among residents to achieve alternate means 
of transportation--particularly an improved bus system, the development 
of bicycle routes, and more efficient pedestrian movement. Recent 
citizen proposals have included a mini-bus.system, planned bicycle 
paths, and street closings. The existing small scale ·shopping areas 
meet the needs of Ocean Beach residents and contribute to the community's 
character. Any proposal to create regional shopping facilities is 
certain to encounter opposition. There is a trend toward the renovation 
of old store fronts using natural wood and selling goods in a casual 
atmosphere. If done well, the use of imaginative popular art in decorating 
the exteriors of certain shops adds to the overall community character. 
Such innovations by local merchants should be encouraged. 

The means of preserving Sunset Cliffs is a major concern. The cliffs 
are susceptible to erosion due to wave action, construction activity, 
human disturbance, water runoff and wind action. The replenishment of 
beach sand has been diminished by the Mission Bay jetty constructed in 
1951, which deflected out to sea the sediment being carried by the 
southward moving long-shore current. Although the most serious erosional 
problems are associated with the lower strata of the cliffs, there has 
been considerable sea-cave collapse, raising the question of public 
safety. A recent proposal by the Army Corps of Engineers was made to 
seal the sea-cave openings and construct an artificial beach with borrowed 
sand. However, a majority of the community seems desirous of preserving 
the cliffs in their natural state. 

Other community planning problems include the protection of scenic 
vistas with particular emphasis on the coastline; the use of existing 
recreation facilities by tourists;. the lack of sufficient landscaping; 
and wildlife conservation in the San Diego River Channel. · 
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Residential Land Use and Housing Element 

Ocean Beach is composed of a wide variety of residential units including 
small beach cottages, single family homes, duplexes, garden apartments, 
bungalow courts and larger multi-family structures, including a number 
of condominiums. In recent years, the majority_ of newly constructed 
housing units have been in multiple family structures. In the late 
1960's, the number of multi-family units began to outnumber the single 
family units. 

Existing lot sizes vary throughout the community. The two most typical 
sizes are 25' x 140' and 25' x 100'. In the majority of cases two lots 
have been combined to provide a 50' frontage. Several blocks in the 
northern area contain lots of various different sizes. Most lots have 
rear access to an alley. 

Existing residential zoning is R-4 west of Sunset Cliffs Boulevard and 
R-1 and R-2 to the east. Recent projects in the R-4 zone have averaged 
50 - 60 dwelling units per acre. Development controls render it extremely 
difficult to exceed this density figure even though existing zoning 
allows a much higher density. 

With the exception of a few older units, there is very little residential 
development in poor condition. Those properties that are dilapidated 
are scattered throughout Ocean Beach with a somewhat higher percentage 
in the northern area. 

Recent construction trends indicate that new development consists of 
luxury rental units and condominiums brought about by high land value, 
construction costs and market demands for property near the coast. The 
rate at which new construction is occurring, however, has slowed due to 
several external forces. The City of San Diego, fo.r example, has imposed 
stricter parking requirements and development regulations in the last 
several years. Also, two environmentally oriented initiatives have been 
approved by the voters. One, the Coastal Zone Conservation Act of 1972, 
is intended to insure the conservation of resources and determine the 
suitability and extent of all development proposals within 1,000 yards 
of the coastline. The second is a 30' height limit, also established in 
1972. Both of these measures, in their own way, tend to restrict residen­
tial development. The combination of all of these factors do not preclude 
development, but the unit cost does increase as more restrictions and 
amenities are required. This is the trade-off that results in attempting 
to improve the quality of development. 

High housing prices are having a severe impact upon many people living 
in Ocean Beach. Many lower income people who live in the community are 
unable to meet the increasing costs. As taxes increase, these people 
are forced to find less expensive places to live. New.units are usually 
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way out of their price range and are relatively small, precluding families 
with children. The ~ontinuation of this latter trend could result in a 
continued decrease in the number of young children in the community. 

Redevelopment in Ocean Beach, because of the lack of vacant land, necessarily 
involves the removal of existing housing units and their replacement 
with new ones. The old structures are the ones that provide the only 
lower cost housing in the community. Many of them are worthy of preserva­
tion but are removed in order to increase the economic return on a piece 
of property. Many of these buildings are being held for speculative 
purposes. When this becomes the case the owner usually neglects the 
maintainance, causing them to deteriorate. If such structures were 
adequately maintained, they could continue to provide housing for lower 
income people while aiding in the preservation of some of the character 
of Ocean Beach. 

Goals 

o Maintain the existing residential character of Ocean Beach as 
exemplified by a mixture of small scale residential building types 
and styles. 

o Promote the continuation of an economically balanced housing market, 
providing for all age groups and family types. 

o Enhance the opportunity for racial and ethnic minorities to live in 
the community. 

PHYSICAL DEVELOPMENT 

GENERAL RECOMMENDATIONS 

New residential construction in Ocean Beach should be at a scale that is 
compatible with the present small lot development pattern. This suggests 
the development of garden-type apartments absent from excessive height 
and bulk. While the height of recent construction has been somewhat in 
keeping with established character, the R-4 zone has permitted excessively 
bulky buildings that tend to overshadow their neighbors. 

Because of special conditions existing in Ocean Beach, regular zoning 
falls short of providing necessary guidelines for future development. 
Density measures are not tailored to the lots sizes in Ocean Beach, for 
example. The city-wide parking requirement is also too low. Consequently, 
special development regulations should' be created for use in this area. 
These special regulations could be either in the form of a Planned 
District or in the form of tailored zones. The Planned District concept 
is the best means of implementing the Plan and should be used in Ocean 
Beach. Should the City choose to revise city-wide regulations to meet 
the need of individual neighborhoods in the near future, it is possible 
that special development regulations for Ocean Beach could be included 15 
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in such a rev~s~on. Otherwise, the necessity exists for these 
regulations to be written immediately upon the adoption of the Precise 
Plan. The following general guidelines should be followed in the 
preparation of any new regulations for Ocean Beach. 

Density 

For purposes of examining density patterns Ocean Beach can be divided 
into three subareas; East OB (east of Sunset Cliffs Boulevard), North OB 
(north of the Newport Center), and South OB (south of Newport Center). 
East OB is currently developed to less than 15 dwelling units per acre, 
while North and South Ocean Beach approach 30 dwelling units per acre. 
East OB is an established area of single family homes and duplexes. 
Because of its stability, the density should remain basically unchanged. 
North and South OB are presently experiencing redevelopment because of 
the high density zoning that has existed there for so many years. 
Although development has slowed recently, these areas reflect the appear­
ance of neighborhoods in transition from one development style to another. 
In order to maintain some of the flavor of the past, new development 
should be at a s.cale compatible with more estal?lished residences in 
these areas. This has not been the case with development over recent 

r 

years which has tended to simply maximize the amount of structure allowable 
on a lot. Future regulations, especially density, must encourage develop­
ment more compatible with the established community. 

There are three basic densities that relate well to the typical lot 
sizes in North and South Ocean Beach. None of these, unfortunately, 
reflect existing density controls in the present zoning ordinance. 
These densities are 25, 38, and 54 dwelling units per acre. These 
densities are based on the allocation of one, two, and three units on a 
typical 25 x 100 square foot lot and two, three, and four units on a 
typical 25 x 140 square foot lot. These, then, are the basic building 
blocks for any density proposals for Ocean Beach. Any other figures 
depart from the building block theory. 

In order to permit reasonable development, and to preclude overdevelopment, 
the 25 and 54 unit per acre figures are considered to be the extremes in 
establishing densities. While all three of these densities are workable, 
it is proposed that the maximum density allocated at this time to any 
portion of Ocean Beach should be 25 units per acre. The 38 units per 
acre could be applied under certain circumstances, such as on larger 
parcels of land located on major streets, and according to special criteria. 
This criteria should include, but would not be limited to1 the provision of 
low and moderate income housing, processing by a PRO permit, open space 
requirements that would exceed those normally required, design that would 
mitigate problems of size, bulk and scale, and traffic flow constraints. 
A density of 54 units per acre is not recommended for use at this time 
because it could result in an extreme increase in the population and 
could also substantially alter the character of the community. Such a 
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change might not only diminish the desirability of Ocean Beach as a 
place to live but would result in a population increase beyond that . 
which could be accommodated by the circulation system, a system that is 
currently taxed beyond its means. Because north and south OB are well 
defined enclaves, the overall density allocated to each should be consistent 
throughout. Breaking either into subareas for purposes of allocating 
density results in arbitrary decision making because there is no logical 
basis for such a division. 

Building Bulk 

In order to control the relationship of a building to its site, regulations 
beyond density are necessary. The size of yards, amount of coverage, 
arid total floor area all contribute to the overall appearance of the 
structure on the lot. The area of front yards should consist of 10% of 
the parcel area while maintaining a minimum setback of 10' in all cases. 
Structures may be located as close as 10' to the front property line 
even where a greater setback is required provided that the average 
setback for the particular lot is maintained. To average this out, some 
of the structure would have to be setback behind the required setback 
line. Interior side yards should be at least 3', but should be at least 
4' adjacent to a structure over 20' in height. Where lots are over 40' 
in width the side yard should be at least 4'~ Side yards of O' are 
acceptable provided the opposite side yard in these cases is doubled 
from the normal requirement if all affected property owners are in 
agreement. Rear yards should be minimum of 10' except where. they are 
adjacent to alleys in which case they could be 3'. The only exception 
should be the ground floor where parking is involved. A turning radius 
of 21' is considered a minimum for automobiles. Consequently, first 
floor setback should always allow 21' from the property line at the 
opposite side of the alley. A maximum of 50% lot coverage, excluding 
open parking areas, is necessary in all cases to insure useable open 
space on a lot. In cases of larger lots, coverage could be reduced to 
insure greater open space on a lot in order to prevent excessive bulk. 

Floor area ratio plays the most important role in regulating the bulk of 
a structure. This regulates the amount of gross floor area permitted 
based on the size of the lot. A floor area ratio (FAR) has been assigned 
to each of the three densities selected. In each case, the ratio is 
large enough to permit the development of reasonably sized units while 
maintaining enough control on bulk to insure that structures are not out 
of scale with existing Ocean Beach dwellings. For the 25 du/ac density 
a FAR of .7 is proposed. For 38 du/ac 1.0 is proposed, and for 54 du/ac 
a maximum of 1.3 is proposed. All of these limitations that have been 
suggested to regulate bulk should be viewed as suggestions only. Refine­
ment upon the creation of special regulations for Ocean Beach may warrant 
minor adjustments. Also, consideration should be given to the provision 
of increases or decreases in floor area ratio as positive and negative 
incentives for development where specific goals can. be realized through 
such a process. 



Height 

All development at the densities proposed in this Plan is possible in 
structures of three stories or less. While arbitrary height limits do 
not necessarily lead to the best developments, there is obviously over­
whelming community-wide support for such a limitation based on the 
results of the 30' height limit initiative passed by the voters in 
November, 1972. Therefore, while there are instances where taller 
buildings could logically be developed in Ocean Beach (on larger parcels 
of land with reduced coverage and a large amount of open space, for 
example), it is not recommended that buildings taller than three stories 
be permitted outright. Such structures, like higher density projects, 
should be evaluated on a case by case basis and possibly be permitted if 
a determination can be made that no negative impact exists. Because such 
decisions may be subjective, detailed criteria for any such exceptions 
should be written as part of special development regulations. 

The proposed height limit for a density of 25 du/ac is 24' and two 
stories, and for 38 and 54 du/ac - 35' and three stories. Under normal 
circumstances there would be no need to exceed this limitation in order 
to achieve maximum development on a lot. The extra footage (24' vs. 20' 
and 35' vs. 30') is suggested in order to allow flexibility in the 
development of roof lines. The use of 20' and 30' will result in a 
continuation of flat-roofed, monotonous structures. The limitation by 
number of stories prevents extra levels from being squeezed into the 
more generous height limitations. Any proposal ;in excess of 30', of 
course, is subject to the eventual disposition of the present area-wide 
30' limit. 

Parking 

Because of the lack of adequate off-street parking requirements at 
present, and because of the high number of automobiles generated per 
unit in Ocean Beach, it is recommended that a requirement of two off­
street spaces per unit be required for all new development. Parking 
should not be permitted,in the required front yard. In order to ease 
the burden of requiring increased parking, it is proposed that tandem 
parking be permitted for all residential development provided that at 
least one space per unit is accessible to an alley, and further provided 
that tandem parking spaces be accessible only from the rear of the lot. 
This insures that conflicts with passing traffic do not occur as residents 
shift cars around. It further insures that automobiles will, for the 
most part, be confined to the rear of the property, out of sight from 
the front. 

Landscaping 

At least 20% of the total lot should be landscaped, including all of the 
required front yard, except that portion devoted to driveways. Walks 
and decks may be considered as landscaping. Generally, however, landscaping' 
refers to planting material and natural ground cover. 
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SOCIAL AND ECONOMIC CONSIDERATIONS 

GENERAL RECOMMENDATIONS 

The Housing Element of the San Diego General Plan (A Decent Home for 
Every San Diegan) points out the serious housing deficiencies, both 
quantitative and qualitative which exist in a number of San Diego's 
older neighborhoods and communities. Among those problems are the lack 
of housing to serve the low income population, and the lack of housing 
needed to meet the special needs for such groups as students, military 
personnel, large families, and senior citizens. 

· City-wide there is a lack of diversity in the price range of types of 
housing available in certain communities. Further, an ever increasing 
portion of the existing housing stock is becoming qualitatively deficient 
because of age, lack of proper maintenance, and functional obsolescence. 
Those areas characterized by a high percentage of transiency and absentee 
ownership such as Ocean Beach also exhibit a significantly lower level 
of property maintenance, improvement, or redevelopment. Unfortunately, 
prevailing tax laws discourage rehabilitation, and encourage the retention 
of old, substandard structures. Owners are reluctant to rehabilitate 
because the improvement results in a tax increase. 

Balanced Community 

There are two basic needs in terms of housing that must be fulfilled in 
Ocean Beach. One is to continue the balance where it presently exists. 
The second is to promote a balance where it does not exist by redirecting 
development trends. The Housing Element of the General Plan 
(A Decent Home for Every San Diegan) suggests that every community in. 
San Diego should be economically.and ethnically balanced. Council 
Policy 600-19 requires that the Council do whatever is reasonably and 
practically possible in all of San Diego's developed Communities to 
effect the development of economic and racial balance. 

The high value of land in Ocean Beach makes the task of maintaining an 
economic balance, and creating a balance in ways that it does not now 
exist, a difficult one. If such a task is not accomplished, however, 
the result will be the continued development of luxury apartments and 
condominiums, many of which will be consuming lower cost housing in 
their paths. 

In order to provide for a balance of life styles, the basic need is to 
provide housing in Ocean Beach for low and moderate income families, and 
for families with small children. There is a need to continue to insure 
the availability of housing for students, as well as luxury units for 
those who can afford them. Provision should also be made for the many 
senior citizens who have lived in Ocean Beach for years who are now 
fighting ever increasing taxes and dwindling real incomes. 

21 



22 

The most reasonable means of providing for these needs is through the 
rehabilitation of existing housing units. Many units which are structurally 
sound could be saved from eventual demolition given some basic code 
improvements. Remodeling efforts in many cases could be used to expand 
the size of small units in order to make them attractive to larger 
families. Both public and private efforts will be necessary in order to 
encourage rehabilitation. While subsidies may presently be unrealistic, 
there are other techniques ranging from educational efforts to the 
actual provision of incentives.for certain endeavors. The creation of a 
community association for the purpose of encouraging rehabilitation of . 
deteriorating structures is an example of a private effort that could be 
initiated. 

The preceding arguments have dealt with the problem of economic balance. 
There is also a condition of racial and ethnic imbalance in Ocean Beach 
at present. Less than one percent of the residents of the community are 
black. About five percent.reflect a Mexican-American heritage. Both of 
these percentages are far below City-wide averages. This imbalance is 
probably a product of the economic imbalance discussed earlier. Whatever 
the reason might be, however, the future should include more use of 
affirmative marketing programs (whereby positive action is taken to 
insure that minorities have a full opportunity to live in a community). 
This concept is suggested by Council Policy 600-19, in order to insure 
the opportunity for a reasonable balance of the population in terms of 
racial and ethnic background. 

Taxation 

The process of land development inevitably involves taxing and assessment 
practices, which have a substantial impact on development patterns. 
Efforts to encourage rehabilitation, for example, could be stimulated by 
providing incentives through the use of tax breaks for certain rehabilita­
tion efforts. The re-evaluation of all taxation and assessment practices 
is another necessary step that must be taken in order to clarify the 
underlying reasons why redevelopment practices assume the form that they 
do. This could be a monumental undertaking. All practices of the tax 
assessor are fixed by state law. Generally speaking, assessment practices 
must be carried out equally for all parts of the County. 

The free interplay of the real estate market in Ocean Beach has a tremen­
dous impact upon the nature of development. Private land use decisions 
are seldom based upon community goals but rather upon maximizing the 
individual's return on a given piece of property. The result of this 
kind of motivation takes the form of either intense development or pure 
speculation. In speculating, property is held with the hope that increases 
in value will result in a considerable profit on the original investment 
when it is eventually sold. If the property contains minor improvements, 
they may be left to deteriorate because the eventual redevelopment o~ 
the property would involve their removal anyway. The value of property 
is in the land, not the improvements. Any minor improvement to the 



property, then, would not be recovered financially when the property 
exchanged hands. In Ocean Beach, this results in a large number of 
inexpensive residential dwelling units that will continue in use until 
the cost of owning the property (taxes, maintenance, mortgage) becomes 
greater than the income, at which time it will either be renovated or 
redeveloped in order to increase the economic return. There is some 
question as to whether taxation and assessments should be permitted, in 
all cases, to continue to rise in line with market activity. These 
practices are about the only control available upon the free market. An 
undesirable result of increasing taxes and assessment is that property 
serving a need in its present use is sometimes forced into development 
or redevelopment. An example of this might be the need for lower cost 
housing in the case of developed property. These needs are usually not 
realized because these types of uses provide an insufficient return on 
the land. In other cases, an owner desiring to keep property simply to 
live on may be forced to sell because of rising taxes. Because of these 
types of situations, it is necessary to study the feasibility of using 
taxes and assessments to influence land use decisions in line with 
adopted community goals. 

Ocean Beach is affected continuously by the types of economic pressures 
described above. Decisions on the nature and timing of development 
activity are predicated on market conditions. Rarely can a decision be 
made based simply upon whatever is "best" for the community.. It is 
possible, however, to use the process of taxation to change development 
patterns, at least to a minor extent. This possibility needs to be 
investigated fully. 

Summary of Plan Recommendation 

o That new residential construction be in the form of garden-type 
units, absent from excessive height and bulk and compatible in 
design with the existing community. 

o That special development regulations, in the form of a Planned 
District, be created to replace existing zoning. 

o That the density of East Ocean Beach remain at less than 15 dwelling 
units per acre. 

o That special development regulations include density criteria based 
on 1 unit for every 1,750, 1,150, and 800 square· feet of lot area 
(25, 38, and 54 dwelling units/acre, respectively). 

o That the highest density established on an area-wide basis be 
25 dwelling units per acre. 

o That special criteria be established to limit the allocation of 
any 38 dwelling unit per acre density to appropriate locations. 
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o That yards and coverage be adequate to insure prov~s~on of light 
and air to surrounding properties, and that those requirements be 
more stringent where nec.essary for buildings over two stories in 
height and for lots greater than 40' in width. 

o That floor area ratios of about • 7 for a 25 du/ac density, 1. 0 for 
a 38 du/ac density, and 1.3 for a 54 du/ac density be developed, 
and that consideration be given to increasing or decreasing them 
for purposes of providing positive or negative incentives for 
development, based upon detailed criteria. 

o That a basic height limit of 2 stories and 24' be established for 
the 25 du/ac densities and 3 stories and 35' for the 38 and 54 
du/ac densities, subject to exception under certain conditions 
based on detailed criteria. 

o That two off-street parking spaces be provided for every residential 
unit and that tandem parking be permitted provided that access is 
from the rear of the lot and provided that at least one space per 
unit opens on to an alley. 

o That at least 20% of lots be landscaped, including all of the 
required front yard. 

o That lower income housing be encouraged to be maintained in Ocean Beach, 
especially through the minor rehabilitation of existing sub-standard 
units. 

o That an affirmative action-program be established in order to 
inform persons of the choices of existing housing and to insure 
that builders and developers of housing are aware of all available 
housing programs. 

o That current assessment practices be evaluated in order to deter­
mine their impact upon the community with respect to goals of the 
Precise Plan. 

o That taxation programs be evaluated for purposes of providing tax 
relief and encouraging development compatible with the goals of the 
Precise Plan. 
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Commercial Element 

There are three major focal points of commercial activity within the 
Ocean Beach community. The primary center is located along Newport 
Avenue from Sunset Cliffs Boulevard westward to the beach. This area is 
the community's major commercial center. One neighborhood-type center 
is located along Voltaire Street from Bacon to Ebers. Another activity 
area exists at Point Lorna Avenue and Ebers Streets. Each will be discussed 
separately in terms of existing conditions, then in terms of proposals. 

Newport Center 

The Newport Shopping Center functions as the commercial core of the 
Ocean Beach community. The Center provides convenience goods, financial 
and personal services, automotive service, variety store items, hardware, 
apparel, food, and a number of specialty items. Somewhat over 30 acres 
are presently "C" zoned with about 20 acres used commercially. The 
remainder is used for residential or office purposes. The "C" zoning of 
the area was applied in the 1930's and had no requirements for off-
street parking, landscaping, setbacks or other development criteria. 
This amount of commercial zoning is more extensive than the present or 
projected population of the service area warrants. General Plan standards 
for a community center are .9 acres per 1,000 persons which includes 
sufficient area for off-street parking. The service area is estimated 
at approximately 20,000 to 25,000 persons which translates into a -total 
need of about 18-22 acres with approximately 1,000 well located off­
street parking spaces. The present 900 spaces available are mostly 
private in nature and are insufficient in location and accessibility. 

Environmental inadequacies concerning the Newport Center include unattractive 
signs and building facades; lack of maintenance, especially in the 
alleyways; and a large incidence of pedestrian-vehicular conflicts. 
This last problem causes a serious safety problem. 

Voltaire District 

The Voltaire Street commercial strip is a mixture of retail outlets 
interspersed with residential uses. "C" zoning also loops north on 
Abbott Street to West Point Lorna Avenue and eastward to Bacon Street. 
This western loop is developed mainly with residential units. A total 
-of 35 acres are "C" zoned with approximately 10 acres in commercial use. 
The remainder is in residential use with only one parcel vacant. The 
main concentration of commercial activity is between Bacon and Ebers 
Streets. 

A wide range of goods and services is,offered including furniture, food 
markets, automobile services, liquor, bars, drive-in restaurants, and 
professional services. The community fire station is located at the 
intersection of Voltaire and Eber Streets. 
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Most of the commercial outlets have been developed with the minimum 
constraints of the "C" zone. Few off-street parking spaces exist and 
the area is practically devoid of landscaping except for street trees. 
Certain of the newer "sidewalk" styled establishments have, however, 
provided a pleasing pedestrian-oriented atmosphere. Generally the 
"strip" lacks any environmentally enhancing aspects and presents an 
image of sign clutter, sidewalk congestion, and some lack of mainten­
ance. The alleys both to the north and south are especially cluttered 
and in need of up-grading. 

Point Loma-Ebers District 

A small neighborhood center on Point Loma Avenue at Ebers Street pro­
vides a limited variety of convenience goods and services for nearby 
residents. Approximately 7 acres are zoned commercial but only about 
1.7 acres are commercially used. The remaining C zoned land is used 
residentially with the exception of a church and a small amount of off­
street parking. 

According to General Plan standards, neighborhood centers should provide 
for daily needs and serve between 5,000 and 10,000 persons. Site area is 
generally recommended to be 4 to 8 acres with a ratio of 3 square feet 
of parking to each square foot of retail area. 

The Point Lama Center has very limited off-street parking facilities. 
There is little cohesiveness physically tying the outlets together. 
Store facades and signs are random and some lack of maintenance is 
evident. Landscaping is minimal. A proliferation of signs including 
many different styles and types exists. 

Goals 

o The accommodation of retail commercial, as well as residential and 
office facilities to serve the entire community, as well as to 
provide some employment for residents of the community. 

o The development of criteria and standards for all commercial 
districts in order to facilitate an image of continuity in each. 

o The upgrading of those existing commercial facilities characterized 
by physical deterioration and lack of maintenance. 

o The regulation of the scale and bulk of new development to reflect 
the smaller scale and pedestrian orientation of existing commercial 
development. 



GENERAL RECOMMENDATIONS 

Newport Center 

In older established communities such as Ocean Beach the commercial area 
serves as more than a place to do business. The Newport Center has 
served as a convenience center, as a focal point of community activity,­
and as an image of the Ocean Beach community and should be maintained as 
such. The Center should have a full range of consumer goods and services 
as well as residential and entertainment activities. Residential density 
and development criteria should be similar to that proposed for residential 
areas except that residential uses developed in the same structure as 
commercial should be permitted less restrictive yard regulations. The 
actual configuration intended is ground floor commercial with residential 
above. 

A shopping area is most effective and functional as it becomes well 
developed and compact thereby limiting the distance between commercial 
establishments. The shopper relies more on walking than on the use of 
the car. When businesses are compactly arranged there is more time 
devoted to shopping and less to finding a parking place. The emphasis 
of the Newport Center, therefore, should be within the six blocks between 
Sunset Cliffs Boulevard, Santa Monica Avenue, Niagara Street, and the 
ocean. 

Projections of future retail space requirements indicate that sufficient 
commercially zoned property already exists within this Center. As with 
residential, the use of special development regulations is t_he most 
appropriate vehicle for achieving necessary changes in the Newport 
Center. Additional commercial zonings, therefore, should not be granted. 

From an environmental standpoint, the physical appearance of the Newport 
Center should be upgraded. Conformance to all legislation regulating 
signs should be encouraged at an early date. Private upgrading of 
commercial structures should be encouraged where necessary. In most 
cases_minor renovation is all that is required. All overhead utilities 
should be undergrounded at an early date through whatever means necessary. 
Street furniture should be introduced in order to upgrade the public 
portions of the Center. 

Following the establishment of parking reservoirs, should this eventually 
occur, Newport Avenue could be closed to traffic entirely. A pedestrian 
mall including resurfacing, landscaping and the expanded use of street 
furniture could be developed through use of the assessment district 
procedure. The creation of such a district is the responsibility of the 
owners of the property affected. 

In order to adequately guide the further development of the Newport 
Center specific criteria are suggested for use in the creation of 
future development regulations. These criteria, intended to be compatible 
with existing development, are detailed under separate heading following 
the general recommendations for all commercial areas. 
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Voltaire
1

District 

The Voltaire Street corridor may well be the commercial area in most 
need of improvement. It is a major access point to the community and 
gives resident and visitor alike an "image" of the character of the 
community. In terms of land use, convenience outlets and personal 
services should be emphasized within' this neighborhood center. 

The district should serve primarily as a neighborhood center with some 
visitor-oriented services as well as residential uses. The proposed 
district will be approximately 10 acres in size, an area about equal to 
the existing amount of land in commercial use. The limitation of boundaries 
promotes an increased intensity of use within the most viable area of 
this commercial area. Specific development criteria for this district, 
as with the others, is included in a separate section. 

Potential exists to up-grade the environment through sign control, 
landscaping, renovation and increased maintenance. One particularly 
important visual improvement would be the undergrounding of utilities. 
The tall palms lining the street provide a visual corridor that is 
marred by overhead utility poles and lines. The limitation of commercial 
activity to a reduced area, specifically between Bacon and Ebers, will 
promote a compactness which will enhance pedestrian emphasis. Coupled 
with sign control and building improvements, a significant improvement 
in the district is possible. 

Point Lorna - Ebers District 

The primary need for the Point Lorna - Ebers Street neighborhood center 
is site containment and environmental improvement. The standards for a 
neighborhood center have already been discussed. The application of 
signing, landscaping, and some parking requirements will result in the 
gradual improvement of the area by at least controlling future developments. 

Future land uses should be of a neighborhood commercial type, just as 
proposed for the Voltaire Street district. Some mixed uses, specifically 
offices and residential, are acceptable in this area provided they 
conform to the general design criteria for the area. 

Development Criteria 

Any residential development should conform to the density requirements 
proposed for adjacent residential areas as suggested in the residential 
element. The floor area ratio should be about 2.0 for commercial develop­
ment. Th~ height limit should be 35' with a three story limitation in 
order to allow for a variety in roof lines. Restrictions on lot coverage 
should be oriented toward the provision of adequate landscaping and off­
street parking for any development. Landscaping should be used for 
screening where necessary and as an accent to structures. Buildings 
should be located on the front part of the lot in order to preserve the 



continuity of the street for pedestrians. For purposes of appearance, 
facades of new development should extend in a single plane no more than 
50% of the lot width or 50 feet, whichever is less. Some break in the 
plane offers architectural variety and permits some area for landscaping 
purposes. 

~he parking requirement should be a m1n1mum of one off-street space for 
each 500 square feet of building area. Recognizing that such a require­
ment is not realistic for on site parking, every attempt should be tnade 
to provide as much parking as is feasible. Considerations should be 
given to requiring a fee in lieu of the remainder. Such a fee could be' 
used to create a fund to be used in the creation of parking reservoirs 
in the future. If such parking can be created through a parking district 
or some form of joint agreement it would not, then, need to be located, 
necessarily, on the site itself. 

In no cases should parking be established at the front of the lot adjacent 
to pedestrian rights-of-way. Drive-in establishments should be designed 
so as to minimize the impact of automobiLes upon pedestrians and upon 
the overall movement of traffic. If developed, they should be regulated 
by a conditional use type permit. 

Finally the maximum ground floor coverage by any single structure 
should be 7,500 sq. ft. for the Newport Center and 5,000 sq. ft. for the 
two neighborhood centers unless the design of the facility is such that 
it maintains the small scale character of the existing district. 

Summary of Plan Recommendation 

o That the three commercial districts be contained in area in order 
to foster compactness and facilitate pedestrian orientation. 

o That the Newport Center be maintained as the major Ocean Beach 
activity center. 

o That the two smaller districts serve as neighborhood centers for 
the northern and southern portions of Ocean Beach. 

o That office and residential uses be encouraged, in addition to 
retail commercial, in the three districts, especially as mixed uses 
in the same structure. 

o That taller buildings with less lot coverage be encouraged in order 
to allow more area on the lot for parking and landscaping. 

o That the physical appearance of the three commercial areas be 
upgraded. 
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o That consideration might be given to the possible closing of Newport 
Avenue in order to develop a pedestrian mall at such a time as the 
owners of the property affected desire to initiate the action. 

o That specific development criteria be established to replace existing 
zoning regulations. Such criteria should include but not be limited· 
to the following: 

a floor area ratio of about 2.0 

a maximum height limit of 35' with a three story limitation 

maximum ground coverage by any single structure of 7,500 square 
feet in Newport Center and 5,000 square feet in the Voltaire and 
Point Loma - Ebers districts 

a limitation of facades to no more than 50% of the lot width or 
50', whichever is less 

compliance by all signs with City-wide on-premise sign regulations 

at least one off-street parking space for every 500 square feet of 
floor area or a fee in lieu of the provision of such parking where 
not feasible, such parking to be either on the site or part of a 
parking reservoir in the immediate vicinity of the use it serves 

location of parking and access at the rear of the property whenever 
feasible 

regulation of drive-in establishments via a conditional use permit 
type process in order to minimize the impact of vehicles upon 
pedestrians and upon the overall movement of traffic 

landscaping to affectively screen parking from adjacent pedestrian 
activity and other non-compatible land uses, and in pockets to 
accent buildings adjacent to pedestrian activity. 
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Public Facilities Element 

A "community" is much more than a mere agglomeration of people in a 
given area. A true community exists only when certain basic needs are 
met. Beyond these basic needs, the degree of quality of life to be 
found in an area may in large part be measured by the variety and quality · 
of additional services offered. A community's spirit may be assessed in 
part through the scope of its public facilities. 

Some services are properly the responsibility of the larger urban community, 
provided through the general programs of the municipal government. 
Others, designed to meet the unique requirements of each unique community 
are properly the responsibility of each locality to provide for itself, 
through churches, citizens organizations and other such local non-profit 
groups. This element will briefly access the existing situation for 
public facilities in Ocean Beach, and will make recommendations for the 
maintenance and enhancement of these services in the beach community. 

PARKS AND RECREATION 

Ocean Beach is a leisure and recreational area serving the needs of 
local residents, the population of the San Diego region, and those 
visiting from outside the San Diego area. Ocean Beach Park and Robb 
Field are both maintained by the City Park and Recreation Department. 
They fill active recreational needs in the form of swimming, running, 
fishing, surfing, volleyball, baseball, football, soccer, handball, and 
tennis. Robb Field is officially part of Mission Bay Park. Another 
facility maintained by the Park and Recreation Department in Ocean Beach 
is the Recreation Center, located on Santa Monica Avenue across from 
Ocean Beach Elementary School. This Center offers not only organized 
and informal indoor athletics such as basketball and volleyball, but 
also preschool, ceramics and day classes, senior citizen activities, and 
a meeting room for local groups and clubs. All these facilities, much 
used and appreciated, are nonetheless inadequate in certain areas for 
Ocean Beach and the surrounding communities. 

While the community of Ocean Beach is basically a private residential 
area, the public beach, Ocean Beach Park, is a regiona~ resource which 
must be kept available to the use of the general public. Ocean Beach's 
beach is becoming one of the most popular public beaches in the San 
Diego area. From 1968 to 1973 the annual attendance rose from 905,000 
to 1,922,000. This influx has boosted the customer market of stores 
along Newport and Voltaire, but also has created a greater traffic and 
parking problem in the community. Within a few blocks of the beach, 
street parking used formerly by residents is now under competitive use 
by both residents and beach-goers. 
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In addition to maintaining public access1to the beach, another need is 
to confront beach erosion between the south jetty and the pier. The 
sand beach has receded by as much as 20 feet or more per year in recent 
years, following a dredging build-up in 1956. Continuing erosion would 
mean the loss of a valuable regional recreation resource. Besides beach 
erosion between the south jetty and the pier, erosion of the cliffs 
along the shore is also a problem. These bluffs between the pier and 
Adair Street in the precise plan area are part of a unique and beautiful 
coastal environment, which also includes the tidepool adjacent to the 
pier and various "street-end beaches." Along the bluff face, lower rock 
strata are generally more stable than the upper levels, which are primarily 
sandy soil. The cliffs are eroding by an average of 6" per year in some 
areas. The cliffs are eroding very slowly in some areas and faster in 
others. Most erosion is in the form of the loss of large pieces of 
sandstone over time. This process makes establishing an average somewhat 
difficult. Altogether, these dramatic bluffs leading directly into the 
surf, the delicate areas of tidal zone life, and the intimate street-end 
beaches are important aesthetic and environmental amenities for the 
community. 

Besides preservation, beach cleaning must be included in any consideration 
of future beach needs. Despite tidal action and the personal responsibility 
of every beachgoer, it is recognized that occasional grooming is necessary. 
Beach cleaning is a service provided by the Street Division of the City 
Department of Public Works. Their operations consist of daily inspection 
and hand removal of beer cans, paper and other refuse during the summer 
season; kelp removal in areas where accumulation is a problem and tidal 
action is not sufficient; and sand screening to a depth of 4". 

One very important feature of active recreation in Ocean Beach is the 
Lifeguard Service provided by the Aquatics Division of the Department of 
Park and Recreation. Lifeguard services include rescue and first aid 
during swimming and other beach emergencies and the maintenance of order 
at public beaches - such as making sure that exclusively swimming and 
exclusively surfing areas are observed as such. Lifeguard facilities in 
Ocean Beach presently consist of a permanent station at the foot of 
Santa Monica Avenue, two mobile units and a small portable secondary 
station. The Santa Monica headquarters is in many ways outdated and 
inadequate. In addition, a shift of beachgoers further north along the 
beach and away from the main station has made efficient and effectual 
lifeguarding more difficult in recent years. 

While recreation in Ocean Beach certainly is dominated by the beach and 
shoreline, there are other facilities in the community which have a 
local, as well as a larger area, significance. The Ocean Beach Athletic 
Area, popularly known as Robb Field, is strictly a sports and active 
recreational facility in a park setting designed to serve the larger 
Point Lorna community. The physical facilities consisting of multi-sports 
fields, tennis courts, handball courts, etc. are augmented by regular 
recreational programs for children and adults. These facilities are 



widely used by Ocean Beach residents, for both organized sports such as 
little league and ad hoc fun such as Sunday softball parties. In the 
1975 capital improvement budget are programs to construct new sidewalks, 
light four existing tennis courts, and provide for six new lighted 
tennis courts; three handball courts and miscellaneous improvements. 

The Ocean Beach Recreation Center, at 4725 Santa Monica Avenue also 
offers recreational programs, housed in a building including a gym, one 
small recreation room, a meeting room and an adjoining kitchen. These 
facilities are now used to capacity. Especially the meeting area is 
inadequate to serve all of the needs of localJ clubs and groups. Budgeted 
in the Capital Improvements Program is a 1,800 square foot addition to 
the recreation center, as yet undesigned. 

The Ocean Beach community and the Point Lorna area generally are lacking 
in passive park facilities. By City standards, every local population 
of 3,500 to 5,000 people should have a neighborhood park within a 1/2 
mile walking distance. A neighborhood park should contain 10 acres, or 
five when directly adjacent to an elementary school. To help approach 
this goal for Ocean Beach and its surrounding communities, the Collier 
East and Collier West parcels just east of the Ocean Beach Precise Plan 
area have been designated by the City as future park sites. These areas 
are not yet dedicated, and improvements are not currently included iri 
the six year Capital Improvement Program. 

The Sunset-Nimitz triangle is under tideland jurisdiction and, consequently, 
limited to park-like uses although it is not actually designated for 
such use by the City. 

In addition, there is a key parcel of vacant City-owned land located 
south of Interstate 8, east of Nimitz Boulevard, .and north of West Point 
Lorna Boulevard. The parcel (Pueblo Lot 212) comprises approximately 53 
acres of R-4 zoned land, of which approximately 12 acres lie within the 
State of California Tidelands land grant of 1945, and can be used only 
for specified restricted park and recreation purposes. There is, further, 
a legal question regarding whether or not the use of the entire parcel 
must be restricted to park and recreation purposes. 

The Progress Guide and General Plan also contains numerous references 
having bearing on this specific issue. First, a major goal of the Park 
and Recreation Element is that recreation areas should contribute to the 
identity of residential communities through utilization as land use and 
community buffers, and for utilization for community directed activities. 
The General Plan also designates this property as part of resource-based 
park lands where natural landscape may be supplemented with a variety of 
recreational facilities including such items as tennis courts, outdoor 
theatres and playfields. The extent to which such resource-based parks 
should be left in a natural state, or should be developed, depends 
largely upon the unique characteristics of the size, topography and 
locale of the particular site. The General Plan calls for continuing 
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studies of park/recreation standards to insure their maximum effectiveness 
in serving the varied interests and needs of population to be served. 
With respect to preservation of park lands, the General Plan indicates 
that where overriding public purposes require the diversion of park 
land, compensation for this loss must be made by providing equal or 
better areas both in size and value in a nearby location or locations. 
Should any consideration be given to lease of park lands, caution should 
be exercised to insure that the purposes for which leases are used are 
compatible with the primary recreational aims of the area, and that 
leases extend for no longer periods than necessary to amortize the 
investment of the lease. 

In addition to the General Plan, The Plan For The Preservation of 
Natural Parks for San Diego, adopted by City Council in 1973, identifies 
this subject property as a resource-based park which should be retained 
in public ownership. 

Open space in that plan (referring to this site) is defined as any urban 
land or water surface that is essentially open or natural in character, 
and which has appreciable utility for park and recreation purposes, 
conservation of land, water or other natural resources, or hfstoric or 
scenic purposes. 

Goals 

o Retain and expand the safe availability of Ocean Beach Park to the 
public while retaining and enhancing the residential character of 
streets and homes in Ocean Beach. 

o Preserve the natural features and beauty of the coastline adjacent 
to Ocean Beach. 

o Develop additional active and passive recreational facilities in 
and adjacent to the Ocean Beach community. 

GENERAL RECOMMENDATIONS 

Due in large part to the shoreline and ocean, Ocean Beach is both a 
nice place to visit and live. While the goals are to optimize public 
accessibility to the beach and maintain the "neighborhood" atmosphere of 
the residential community, these two ends often come into conflict - for 
example in the increasingly congested traffic and parking situation. To 
help facilitate this particular problem, the requirement of two parking 
spaces per unit for all new developments in the residential element of 
this plan, is proposed to provide more private parking for .residents. A 
more specific and immediate solution, however, is that of a parking 
reservoir and mini-bus or tram system, as discussed in the circulation 
element of this plan. This proposal could increase public accessibility 



to the beach and increase the customer market of Ocean Beach businesses, 
while taking the pressure off of the now over-taxed traffic and parking 
capacity of the community. The parking reservoir concept is proposed in 
lieu of the expansion of parking directly on the beach, which would 
remove desired beach area while creating visual blight adjacent to the 
coast. Such a reservoir must be developed in conjunction with some form 
of mini-bus service to the beach in order for it to be effectively used: 

There must, of course, be a beach for people to visit in the first 
place. Continued sand erosion would be a significant threat to public 
enjoyment of the beach as well as community aesthetics. For this reason, 
a sand replenishment operati~n should be considered. 

Such an operation, however, should only involve the beach area between 
the pier and the middle jetty marking the Mission Bay Channel. Every 
effort must be made to maintain the existing shoreline, including the 
trails, between the pier and Adair Street in as natural a state as 
possible, if the visual quality of Ocean Beach is to be maintained. 

The right of public access to the coastal tidelands is recognized by the 
California Constitution, and has been further expanded in scope by 
various statutes and California Supreme Court decisions. Despite historical 
public use, constitutional justification, and legal precedent, considerable 
public access, both physical and visual to the shoreline of California 
has been lost through construction of single-family residences, apartment 
complexes, freeways, parking lots, industrial developments, and commercial 
establishments. 

Certain controls should be placed on such developments to ensure that 
the public recreational use of the coastline is maximized and that 
public access to the coastline is guaranteed. This can be achieved in 
several ways; development should not be permitted to'interfere with the 
traditional public use of the coastline and should not be permitted to 
obliterate the public's view of the ocean. 

Further, (1) public access from the nearest public thoroughfare to the 
coastline should be provided in new developments (by the dedication of 
an access easement or fee title to an access way to a public agency or 
by the recording of a deed restriction guaranteeing access across the 
property), or (2) where additional public access is inappropriate (e.g. 
where adequate access exists nearby, where topography makes access 
dangerous, where the proposed development or division of land is too 
small to include an access way, or where the coastal resources are too 
fragile to accommodate general public use), the developer should pay an 
"in lieu" fee equal to the cost of obtaining reasonable access at fair 
market value across the property, to a fund for the acquisition of 
public access elsewhere. 

A regional beach access and use management program should be instituted 
to regulate beach access and use through the number and location of 
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public improvements such as access points, stairways, and parking areas. 
Any proposals to develop adjacent to areas where erosion threats exist 
should be discouraged. As a move to protect the fragile bluffs a process 
of acquisition of areas should be considered. Ocean Beach Park could be 
expanded to include such areas within its boundaries. Any access in the 
vicinity of the coastal bluffs should be limited to safe, natural trails 
•.•.•• and only in stable geologic areas. Existing trails should be 
evaluated in terms of safety, and improvements should be made as necessary. 
Any improvements should respect the integrity of these natural bluffs. 

While the actual area of the San Diego River flood channel is outside of 
the planning area it does have a close relationship to the Ocean Beach 
community. It affords active recreation (along the top of the jetty and 
in the channel itself) and passive recreation to strollers and joggers. 
In recognition that the sand bar is being used by the public for recreational 
purposes and ecological study, the City Council adopted, in March, 1971, 
Resolution No. 202097. This resolution establishes the sand bar across 
the mouth of the river at a set size. In addition, the remainder of the 
channel behind the sand bar should be preserved as a natural wildlife 
sanctuary and protected from abuse by active recreational users. 

Concerning general beach maintenance, the present two programs of seasonal 
daily inspection with hand refuse collection, and kelp removal, are 
adequate during the summer months, but these programs need to be expanded 
during the winter. The Department of Public Works, Street Division, 
however, has only one sand screener to service all City beaches. In 
order to protect beach~goers from lacerations due to debris such as 
beverage can pop-tops; to insure public health in areas like the dog 
run; and to maintain aesthetic beauty on the public beach, the Street 
Division should receive adequate funding and staffing to maintain a 
regular program of sand screening. 

The Lifeguard Service in Ocean Beach is, of course, one of the most 
important public services in the community. As beachgoing attendance 
continues to increase, lifeguard services provided by the Aquatic 
Division of the Parks and Recreation Department must be maintained at 
a level adequate to insure public safety. Also, due to the age and 
location of present lifeguard facilities_on the beach, consideration and 
recommendations such as those outlined in the October 1973 report by 
Lifeguard Lt. Albert Bretton, Jr., titled Restructuring of Ocean Beach 
Lifeguard Facilities should be given close study by the Parks and 

Recreation Department.' Any necessary improvements should be implemented 
as soon as is economically feasible, in order to insure safety to the 
growing beach crowds. 

As a definite recreational asset to both residents and visitors to Ocean 
Beach, the Ocean Beach Pier and its facilities should be maintained and 
preserved. Means to stimulate and improve fishing activity should be 
investigated. 



Concerning recreational facilities in the community other than beach and 
shoreline areas, the Ocean Beach Athletic Area should continue to be 
maintained as a multi-use recreational complex, and be expanded as 
needed. Existing facilities and programs at the Ocean Beach Recreation 
Center should likewise be maintained. Concerning the proposed addition 
to the Center, the total addition should have its own entrance and exit 
apart from the existing building. Its location and design should m1n1m1ze 
the loss of the existing outside lawn and play area, and maximize accessi­
bility to senior citizens and the handicapped. 

Regarding passive recreation and open space, every attempt should be 
made to insure that both Collier Park .sites are dedicated for park 
purposes and developed as soon as it is economically feasible. One of 
these sites known as Collier Park West, is a passive recreational facility 
with shade trees, picnic tables, etc. The other, Collier Community 
Park, is to be a park and recreation facility which would include multi­
sports fields, multi-purpose courts, recreation building, tot lots, and 
possibly tennis courts, handball courts, and a senior citizens complex. 

Improvements should be made on the Sunset-Nimitz triangle in conjunction 
with a parking reservoir for beach users. Any park improvements should 
consist of passive recreational facilities and a limited amount of 
recreational activities. The entire parcel should be designed similar 
to the improvements in the Bonita Cove area of Mission Beach. The 
parking reservoir should be sited and screened with landscaping to 
enhance its appearance to every extent possible. To provide for better 
and safer pedestrian access, pedestrian over-crossings or undercrossings 
should be considered at West Point Loma Boulevard and at Sunset Cliffs 
Boulevard between the facility and. the Sunset-Nimitz triangle. 

Concerning the 53 acre parcel of land adjacent to the San Diego River · 
Flood Control Channel, the recommendations of both the Progress Guide 
and General Plan and the Plan for the Preservation of Natural Parks 
for San Diego allow for types of development on this property consistent 
with the Ocean Beach Precise Plan goal of strengthening community cohesive­
ness and fostering the sense of community identity. Such uses might be: 
community gardens, a community theater, educational institutions, tradi­
tional park and recreation development, or perhaps a mixture of these. 
In the event these objectives are difficult to achieve perhaps another 
possibility is to further the Plan goal of promoting an economically and 
ethnically balanced housing market by leasing the property for residential 
development and insuring that a portion of it provide housing for low-
and moderate-income families and senior citizens. In any event, this 
land should be retained in public ownership. To best assure achievement 
of the Plan goals, it appears reasonable that this property also should 
be rezoned to a low density residential or agricultural use similar to 
the approach recommended for regulation of private lands proposed as 
part of the open space system. 
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In addition to these proposals, it should be recognized that this land 
may be needed for either a mass transit terminal, a fixed rail transit 
route or perhaps both. Therefore, consideration must be given to this 
possibility prior to reaching a determination of any future development 
of this land. Furthermore, trade of this site could also be warranted 
if by so doing other critical City goals could be achieved. Consideration 
must also be given to insure that whatever is proposed for this site is 
consistent with the Coastal Plan currently being prepared by the San 
Diego Coast Regional Commission. 

Summary of Plan Recommendation 

o That all beaches be easily accessible to the general public. 

o That a sand replenishment operation between the south jetty and the 
pier be considered as an on-going procedure to combat erosion. 

o That the tide pools, cliffs and street-end beaches between the pier 
and Adair Street be maintained in a natural state. 

o That public access to beaches and the shoreline be protected,. first 
by clearly establishing public access and use rights, and. second by 
requiring new developments to provide visual and physical access. 

o That a regional access and use management system, as proposed by 
the Coast Regional Commission, be instituted. 

o That access down the cliffs be limited to safe, natural trails in 
stable geologic areas, and that existing trails receive improvements 
only where needed to insure safety. 

o That bluff-top construction having a potential harmful effect upon 
cliff erosion. be prohibited and that consideration be given to 
acquiring the property if necessary. 

o That the San Diego River Channel should be maintained as a natural 
wildlife sanctuary as much as is practically possible by limiting 
use to passive recreation. 

o That existing programs of beach inspection, hand ~efuse removal, 
mechanical sand screening, and kelp removal be maintained and 
expanded as necessary. 

o That improvement to existing lifeguard facilities, necessary to 
insure public safety, be implemented as soon as possible. 

o That the Ocean Beach Pier and its facilities be maintained and 
preserved, and that fishing activity be stimulated where possible. 



o That the proposed addition to the Ocean Beach Recreation Center be 
designed and sited to maximize ease of access while removing as 
little of the existing outdoor playing area as possible. 

o That the Collier East and Collier West sites be dedicated and 
improved for park use. 

o That the Sunset-Nimitz triangle be dedicated for park use, and 
improved for park use and a parking reservoir. 

o That safe pedestrian overcrossings or undercrossings between the 
Ocean Beach Athletic Area, the community, and the Sunset-Nimitz 
Triangle be considered. 

o That the 53 acre parcel of land adjacent to the San Diego River 
Flood Control Channel be retained in public ownership and rezoned 
to a low density residential or an agricultural zone classification. 
Future use of this land must be consistent with regional and community 
goals, the future coastal Plan, and future transportation proposals. 
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COMMUNITY HUMAN SERVICES 

Because a "community" is a network of people, all with feelings, desires, 
and attitudes about the place where they live, comprehensive planning 
requires that these feelings, desires and attitudes be taken into account. 
The very meaning of the word "community" itself suggests that a person· 
should be able to find self-expression within the surrounding physical 
and social environment. The goal, then, of a true human community is to 
provide as positive and fulfilling a human environment as is possible. 

It should be recognized, however, that the ability of governmental 
processes to provide each community's social environment are quite 
limited. Less is known about the basic human care services needs. Such 
characteristics as low paying jobs, health problems, overcrowded housing, 
low incomes, low educational attainment levels, unemployment, drug 
abuse, and female headed households need to be carefully and specifically 
reviewed and addressed. 

Some efforts have been made in Ocean Beach, however, in some areas by 
establishing programs to deal with these situations. A senior citizen's 
club, for example, sponsors monthly group trips, daily lunch programs, 
accessibility to discount tickets for movies, restaurant meals, and 
activities at Balboa Park. Also included are programs for tax and 
voting counseling, and.self-expression "rap" sessions. Above and beyond 
such governmental programs, however, Ocean Beach has other private, non­
profit organizations aimed at providing human services. One such organiza­
tion is the In-Between, located on Newport Avenue. The In-Between began 
in 1967, mainly as a drop-in facility for young runaways and as a community 
center to provide guidance and orientation for the youth element gathering 
in the area. From this base, however, and especially with new administra­
tive direction gained a few years ago, the organization is branching out 
into a full community human service agency, designed to serve all segments 
of the local population. Presently, services offered include youth and 
runaway counseling and social orientation; drug counseling by two staff 
persons from D.E.F.Y.: long range problem-solving counseling by profes­
sionals, including family counseling and therapy groups; and employment 
counseling through a special program funded by the United Way. Also, at 
present, County Welfare Service and eligibility workers are working out 
of the Newport Avenue office. During any given evening, forty to sixty 
persons use those services offered by the In-Between. Future plans of 
the organization include further expansion of programs to better serve 
senior citizens and other population elements in Ocean Beach. Finally, 
there are two day care type centers in Ocean Beach, the Martha Franklin 
school and the Christian pre-school. 

Goals 

o To encourage a range of human services within the Ocean Beach 
community, which will help provide for the needs of all community 
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residents and, in particular, to ensure the prov1s1on, as a minimum, 
of a basic level of well being among residents. 

GENERAL RECOMMENDATIONS 

Visible in many ways in Ocean Beach is a tremendous potential for an 
applied community spirit. This developing potential deserves to be 
encouraged, wherever possible. 

Concerning the senior citizen's club at the Recreation Center, this 
program, providing the basics of social participation and self­
expression for the oft-forgotten segment of senior citizens in society, 
is extremely popular in Ocean Beach. It should not only be maintained, 
but expanded to provide more regular activities especially for self­
expression and self-evaluation. 

Like the Beach Area Free Clinic, the In-Between is funded by donations, and' 
grants from various public agencies. Because it provides a range of 
necessary human services it should continue its operation into the 
future. The In-Between and all other peninsula organizations are encouraged 
in their efforts to link up and coordinate the range of human services 
offered by all. 

Much potential still remains in the Ocean Beach community for the develop­
ment of human service activities and programs. In particular, the many 
churches and public institutions in the planning area should make their 
extensive building facilities and possibly their staff resources available 
for secular programs, including child day-care and activity groups. 

In addition, a task force of residents and City staff should be established. 
This group should be charged with documenting the specific needs for 
basic levels of human well being in the Community. Alternative strategies 
for improving these problems should be developed. 

Summary of Plan Recommendation 

o That the Senior Citizens Club and its programs be maintained and 
expanded to be accessible to as many community seniors as possible. 
The program should be enlarged to regularize self-expression and 
self-evaluation activities. 

o That the In--Between continue its operalion, and be coordinated with 
efforts of other Peninsula human serv~e.agencies. 

o That Ocean Beach residents and business people be encouraged to 
support developing community human resource agencies and groups. 
Especially churches in the area are encouraged to develop secular 
programs. 



o That a task force be established to examine and propose alternative 
strategies for maintaining a basic level of human well being in 
Ocean Beach. 

EDUCATION 

In the long run, perhaps the most important service which a community 
provides is education for its young. Ocean Beach is part of the San 
Diego Unified School District, and is served by Ocean Beach Elementary 
School (within the plan area boundaries on Santa Monica Avenue), Collier 
Junior High and Point Lorna High School. Any child growing up in Ocean 
Beach may be expected to spend a considerable amount of his life in 
these institutions, for the purposes of not only academic enlightenment, 
but also socialization, self-actualization and preparation for the 
realities of life. These purposes ought to be carried out in the best 
facilities, using the highest quality materials and methods, which can 
reasonably be expected to be provided. 

Many factors, of course, affect the ability and effort of the school 
district to provide a quality education. One factor is a changing 
attendance. Between 1968 and 1974, enrollment for the 3 schools serving 
Ocean Beach declined as follows: 

Enrollment Enrollment 
SCHOOL 1968 1974 DECLINE 

Ocean Beach Elementary School 724 430 40.6% 
Collier Jr. High School 923 735 20.4% 
Point Lorna High School 2152 1880 12.6% 

While the Ocean Beach community has been developing alternatives to the 
public school system, the great bulk of this decline could be attributed 
to a decrease in the number of school age children living in the community. 
This is part of a general phenomenon in the San Diego region where both 
migrants to the area and established San Diegans with school-age children 
are moving out to the newer tract developments in the northern periphery 
of the City, leaving other sections closer to downtown to senior citizens 
and young adults. 

While the school district foresees a leveling-off trend developing for 
this decline of school attendance, nevertheless even revised projections 
call for school enrollment in Ocean Beach to continue to fall through 
the year 2000. What this, in effect, means for the schools serving 
Ocean Beach is that formerly overcrowded facilities will now have equitable 
proportions of students per room, and if staff sizes are maintained, 
equitable numbers of students per teacher. Enough extra space can mean 
room for special and needed programs, such as the learning center which 
was recently developed at Ocean Beach Elementary. 

47 



48 

To help take just such changes into account and provide a better over­
all coordinated education throughout the City, the San Diego School 
District presently maintains a comprehensive long-range planning program, 
covering every school in the City district. 

Also, as part of its general planning effort the San Diego School 
District initiated its school-community Goals Program in 1973. The 
purpose of this program was to develop goals for each school's facilities 
and curricula from localized school-community participation. The goals 
developed for the three schools serving Ocean Beach were adopted by the 
School Board on July 24, 1973. 

Public education in the Point Lorna area is not limited to students 
between five and eighteen years of age. The Adult Education Program, 
under the jurisdiction of the San Diego Community College District, 
offers a chance for older persons and those working days to complete 
their high school education or otherwise supplement their knowledge and 
skills. While the night school at Cabrillo Elementary offers only 
English as a "Second Language" (E.S.L.), the regular facility at Midway 
Adult/Junior-Senior High School offers courses in business, E.S.L., art, 
printing, child development, foreign language, history and others leading 
to a high school diploma. 

The Ocean Beach community has made available alternative and supplemen­
tary programs to the public education system. Within the planning area 
there are three such alternative institutions: the Catholic Sacred 
Heart Academy, the Warren Walker Private School, and the Ocean Beach 
Free School. 

The Sacred Heart Academy is a Catholic parochial school offering grades 
K - 8. Accredited, the school offers a full general academic and 
recreatio~al curriculum, plus religious training. The texts used by the 
school are the same available to San Diego area public schools. The 
cost of running the Academy is covered by a nominal tuition, plus parish 
income, with some Federal assistance in the form of Title II funds which 
are used to supply supplementary books, filmstrips and other audio-
visual aids. The Academy tries to stress especially reading development 
skills, with various special programs and material. The present enrollment 
of the school is about 250, and with a rising kindergarten enrollment, 
the Academy expects to remain a healthy, viable parochial alternative to 
the public secular system. 

Warren Walker School, established in 1932, is an accredited secular 
private institution supported fully by tuition charges. It is one of 
three schools in the San Diego area .which is a member of the California 
Association of Independent Schools. Offering grades preschool- 7, with 
a total enrollment of 190, the school stresses an individualized learning 
pace and maintains ·an optimum class size of 18-20. The curriculum 
offered at Warren Walker is full range, using texts chosen from both the 
State recommended list and other sources. Learning stresses a phonetics 



approach to reading starting in kindergarten, and Spanish taught in all 
grades above preschool. · 

The Ocean Beach Free School is an established community institution with 
strong enough local support to maintain and expand its present program 
of basic humanistic education. Operating from a philosophy of total' 
family participation, group decision-making, and growth through self­
actualization, the school offers education in the academic basics to 
students aged preschool through secondary. The Free School is funded 
mainly by a sliding-scale tuition based on a family's ability to pay, 
but in the past has also received special grants from the City, County 
Revenue Sharing, etc. The school also serves as an educational alternative 
to problem students, referred through Juvenile Hall, who cannot function 
in public school. 

Goals 

o The prov~s~on for access to a relevant, effective and meaningful 
elementary, secondary and adult education to all persons in Ocean 
Beach. 

GENERAL RECOMMENDATIONS 

A public supported quality education ought to be expected for ev.ery 
child. In attaining this end, Ocean Beach Elementary, Collier Junior and 
Point Loma Senior High should devote increasing extra space due to lower 
enrollments to smaller class sizes and specialized programs. Specifically, 
Ocean Beach Elementary should develop a general school library when 
funds become available. 

One program which is funded and now proceeding is the rebuilding of 
school facilities declared unsafe by earthquake safety standards. The 
replacement of such buildings at Ocean Beach Elementary and Point Loma 
High School should continue as scheduled. 

Concerning the projections and evaluations connected with the School 
District's planning efforts, the district and school board should consider 
such evaluations in further expanding its planning effort, and in deciding 
the distribution of funds for improvements. Especially those shortcomings 
noted should be improved as soon as possible. Special considerations 
should be given to the problem of aircraft noise, one of the most signifi­
cant drawbacks affecting all schools serving Ocean Beach. Further, the 
district and its Goals Committee should endeavor to translate those 
general goals formulated by the Goals Program into concrete programs and 
curricula, in coordination with other innovative programs and improve­
ments desired at each school. The school board together with the City 
should as soon as practically possible provide the time and funding 
necessary to implement these programs adopted from the school-community 
goals effort. 
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It is clear, also, that much more than just physical facilities must be 
planned for in education. The setting of curriculum is a complex area, 
with some jurisdiction from the federal, state, and local levels. Each 
school however, and ultimately every individual teacher has a great 
amount of say over the content, materials and especially methodology of 
specific class courses. The teachers and administration of Ocean Beach 
Elementary, Collier Junior High and Point Lorna High School therefore 
should continuously endeavor to upgrade their curricula to provide a 
challenging, meaningful and realistic education pursuant to the dual 
goals of student self~actualization and preparation for the realities of 
life. Such upgrading should include interesting and relevant elective 
courses, and new methodologies designed to better communicate basics. 

Continued ·community interest and cooperative efforts between the community 
and public schools serving Ocean Beach are encouraged. Such continued 
association should help to bring the home and school environments into 
closer juxtaposition, helping to achieve those goals of education and 
socialization mutual to each. The community is also encouraged and the 
City is encouraged to make available, the use of the public facilities 
unused on school grounds during non-school hours and sessions. Food 
programs for the elderly are examples of the types of after hours use 
that should be instituted. 

Concerning the adult education program of the Community College District, 
the list of offered courses should periodically be reviewed, to insure 
its' serving the purpose of relevant adult education. The Midway location 
suffers a number of problems and inadequacies in conjunction with its 
location and facilities. The Community College and regular school 
districts should endeavor to resolve these problems as soon as practically 
possible, in order to facilitate the efforts of both the regular and 
adult schools. In addition, the Community College District should 
consider the offering of courses at more convenient locations, for 
example at the Ocean Beach Elementary School campus. 

Last, as long as the alternative educational institutions in Ocean Beach 
provide for special needs, they should continue to remain open to the 
support of those in the community who wish to use them. Past grants and 
governmental aids, such as tax revenue received by the public schools, 
the Title II funds received by Sacred Heart and Warren Walker, and the 
City grants received by the Free School should remain open to those 
institutions. 

Summary of Plan Recommendation 

o That Ocean Beach Elementary School, Collier Junior High School, and 
Point Lorna Senior High devote increasing class space and teacher 
resources to lower per-class student levels and special education 
programs. 

o That Ocean Beach Elementary develop a general school library. 



o That the replacement of pre-Field Act facilities at Ocean Beach 
Elementary and Point Lorna High continue as scheduled. 

o That the School District should continue and expand its comprehensive 
long range planning effort. Those shortcomings for the three 
public schools serving Ocean Beach should be corrected as soon as 
funds are available. The problem of aircraft noise should be given 
immediate and strong attention. 

o That the School District and Goals Committee endeavor to implement 
those goals for the schools serving Ocean Beach, derived from the 
1973 School-Community Goals Program and adopted by the School 
Board, as soon as possible. 

o That the teachers and administration of Ocean Beach Elementary, 
Collier Junior High and Point Lorna Senior High continually upgrade 
curricula, to provide challenging and meaningful programs including 
the initiation of interesting and relevant elective courses, and 
new methods and techniques designed to better communicate basics. 

o That community interest and cooperative efforts between schools and 
their communities continue. 

o That courses offered through the Adult Education program of the San 
Diego Community College District continue to be reviewed, updated 
and supplemented to insure meaningful adult education. 

o That the Community College District consider offering adult school 
courses at a convenient location in Ocean Beach, e.g. Ocean Beach 
Elementary School. 

o That the alternative educational institutions in Ocean Beach remain 
open to the support of those in the community who wish to use them. 
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LIBRARY 

Ocean Beach has a local branch library at the corner of Santa·Monica 
·Avenue and Sunset Cliffs Boulevard. The facility was built in the 
mid-1920's and enlarged in the early 1960's. The library, supplying not 
only books but long playing records on regular loan-out, is oriented 
toward both adults and children. There are about 2 1/2 adult books in 
the collection for every juvenile book. Usage is about 77 percent adult 
and 23 percent juvenile. The Point Lorna Branch Library, since it opened, 
took some business away from the Ocean Beach Branch. Both, however, are 
enjoying an increase in usage. 

Goals 

o The maintainance and periodic expansion of this local depository of 
public library resources. 

GENERAL RECOMMENDATIONS 

The present program of continual upgrading and volume addition to the 
Ocean Beach Branch Library should be maintained. The library, due to 
its basic educational function and central location, will continue to 
serve the needs of the residents of Ocean Beach. Because of the relation­
ship of Ocean Beach to the larger Peninsula community, however, future 
development of this facility should take this into account. Somewhere in 
the Point Lorna-Ocean Beach area there is a need for another facility of 
8,000 to 10,000 square feet to meet increasing demands. Library authori­
ties feel this to be a better solution than an increase in size of 
existing facilities. The eventual location of such a facility should be 
evaluated in terms of the needs of the entire Peninsula area. 

Summary of Plan Recommendation 

o That the present program of upgrading and volume addition be maintained. 

o That eventual expansion of the physical plants in Ocean Beach and 
Point Lorna be based on the total needs of the Peninsula community. 

FIRE PROTECTION 

Fire fighting and prevention is a vital public service to local communi­
ties. With a local fire station at the corner of Voltaire and Ebers, 
Ocean Beach receives adequate and efficient fire protection service from 
the City. The incidence of fires in the community is not high, nor is 
access for fire-fighting equipment impared by present traffic levels. 

Besides the usual fire fighting function, the City Fire Department also 
maintains various fire prevention programs including regular inspections 
of commercial, industrial, public assembly and care facilities. Field 
inspections by local fire station personnel of selected private residential 
areas are also done regularly. It is the purpose of these programs to 
insure conformance to fire codes and other laws and ordinances designed 
to minimize the threat of fire in the City. 



Department personnel will also often appear before groups to present 
talks and lectures, in a communicative and educational effort to prevent 
fires through public knowledge. Present limits in time and manpower, 
however, prevent a broader, more routine educational program (including 
educational and demonstration visits to schools) from being maintained. 

Goals 

o The continuation of adequate fire protection facilities and fire 
prevention programs in Ocean Beach. 

GENERAL RECOMMENDATIONS 

Adequate and safe levels of fire protection, and street access for fire 
fighting equipment, should be maintained. Existing fire prevention 
programs, such as Fire Code inspections and field inspections should 
also be maintained. The existing fire station located at the southwest 
corner of Voltaire and Ebers should continue at its present location in 
order to provide service to Ocean Beach. 

In addition, the City should try in the future to initiate and maintain 
such educational programs as regular school visitations, whenever feasible. 

Summary of Plan Recommendation 

o That adequate and safe levels of fire protection and street access 
for fire fighting equipment in Ocean Beach be maintained. 

o That adequate fire prevention programs, e.g. inspections of public 
buildings, field inspections etc. be maintained. 

o That the existing fire station continue at its present location. 

o That a broader program of fire prevention through public education 
and communication be initiated. 

o That private citizens be encouraged to maintain their property and 
belongings so as to prevent potential hazards. 

HEALTH CARE 

There are presently eleven privately practicing medical doctors, and 
fourteen dentists and orthodontists in or around the immediate Ocean 
Beach planning area. For the majority of the community, this represents 
an adequate number for routine and preventative medical needs. The 
large contingent of college students in the community may avail themselves 
of campus health facilities while enrolled in school, while Navy, Marine 
and other armed service personnel also have similar medical care at 
their disposal. There is a substantial number of lower income persons 
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in Ocean Beach, however, who cannot afford reguiar or emergency medical 
. care. The San Diego County Department of Public Health and the''~each 
Area Community Clinic in Mission Beach are the only resources le'f.t to 
these people. The nearest hospital or clinic to the Ocean Beach community 
offering 24 hour emergency service is Doctor's Hospital located in the 
Midway Area. 

The Free Clinic, one of several in the San Diego area, is attempting to 
fill a large gap in available medical services for the beach communities. 
While it is served by a dedicated and very capable staff of medical, 
administrative and reception personnel, almost all on a volunteer basis, 
it is nevertheless tremendously overcrowded and thus inadequate to 
provide ongoing medical care to the numbers of young and economically 
disadvantaged people in the beach areas who need it. Fully one quarter 
of all those who visit the clinic per evening, or about twenty persons 
between both the general and women's clinics, are from Ocean Beach. 

The Free Clinic consists of the general medical clinic, the women's: 
clinic, a legal clinic, and limited psychological counseling services. 
In the past it has been funded by grants from the County, the United · 
Way, Federal Revenue Sharing, and donations. 

The Ocean Beach Child Health Conference and Immunizations is available 
on every other Monday at 2083 Sunset Cliffs Boulevard. The County of 
San Diego Health Department offers a wide range of clinics throughout 
the San Diego area, open to all San Diego residents. 

Besides personal medical and dental care, there are also substantial 
public health considerations in Ocean Beach, especially in the areas of 
proper refuse disposal and adequate protection for and control of the 
large number of dogs and other pets in the community. Fleas, flies and 
other pests and parasites often find the moist shoreline atmosphere an 
ideal condition for breeding. Natural springs in the Point Lorna area 
have been a source of mosquito breeding in the past due to seepage and 
stagnating water. 

Goals 

o The provision for adequate medical consultation and treatment 
facilities for all persons living in Ocean Beach. 

o The prevention of public health problems in Ocean Beach. 

GENERAL RECOMMENDATIONS 

The public services offered by the County Department of Public Health 
and the Beach Area Community Clinic should be continued. 

The Free Clinic should be given continuing and expanded consideration 
for available grants. Consideration should be given to establishing a 



branch of the clinic, or a completely independent operation, in Ocean 
Beach as the need arises. 

To help prevent only publ.ic health problems in the community, educational 
programs out of the County Public Health Department covering such concerns 
as proper refuse disposal, mosquito control, home care, and pet care 
should be implemented and maintained. Of course increased private 
maintenance of homes and pets must be relied upon as the mainstay of 
public health, and is encouraged. 

Summary of Plan Recommendation 

o That the Beach Area Community Clinic in Mission Beach continue to 
receive expanded City, County and Federal funds and grants. 

o That consideration be given to establishing a Free Clinic or medical 
clinic branch in Ocean Beach as the need arises. 

o That public informational programs concerning proper refuse disposal 
and pet care be maintained by the County Department of Public 
Health. 

o That the public be encouraged to increase home and job maintenance 
and cleanliness and pet care. 

POLICE PROTECTION 

Even in theory, the Police function is a complex and controversial 
governmental operation. As an applied reality, even though no one can 
dispute the need for a peace keeping and law enforcement organization in 
modern urban areas, neither can anyone deny the complex moral, ethical 
and sociological consequences of such a centralized police presence in 
any neighborhood. In Ocean Beach, the situation is compounded by a 
civilian population composed of highly diverse social classes in a small 
area and by recent historical events creating animosity between police 
and individual segments of the community. 

The resolution of police-community rapport problems are at least as 
complex as the problems themselves, and in total are beyond the scope of 
this plan. Basically, however, these problems and their resolution are 
in the nature of improved communication. A need exists for real (as 
opposed to superficial) understanding between civilian and police personnel, 
and between the different civilian factions in the community. Such 
communication and contact must be long-term, and must encompass personal 
attitudes as well as professional duties. A number of programs through 
the Police Department already exist to help achieve those ends. These 
include the Youth Ride-A-Long Program, the Chaplain's Patrol, and the 
Storefront Offices. 

55 



The Ocean Beach Community has a storefront office located on Newport 
Avenue. This facility's main function is to serve as an accessible 
local office where civilian~police communication can center. According 
to the Police Department store front office should insure: 

- the provision of citizens with a local office removed from the 
police station, where problems can be discussed 

- the development and increased involvement between police and the 
community in problem areas 

- the provision of a place where rumors can be dispelled or verified 

- the development of an awareness in the neighborhood of the 
necessity for mutual cooperation and understanding in the 
maintainance of law and order 

- the provision of an additional channel for the exchange of 
ideas between the community and the chief of police. 

Goals 

o The continued prov1s1on of adequate police protection to insure the 
rights and well being of citizens in Ocean Beach. 

o The reduction and eventual elimination of crime in Ocean Beach 
through the elimination of those conditions leading to its occurrence. 

o The increase of mutual communication and understanding between 
police and all population segments of Ocean Beach. 

GENERAL RECOMMENDATIONS 

While a regular police force must continue to operate in Ocean Beach, 
this force can become a more familiar and accepted community presence. 
The present programs of the Police Community Relations Section of the 
Department should continue. The Storefront Office in Ocean Beach 
especially should be maintained. 

Besides these programs, further measures should be taken to increase 
police-civilian communication in Ocean Beach. Like the Community Profile 
Project in the Northern Division of the City, Ocean Beach should consider 
having officers assigned to a longer tour of duty rather than the present 
three month shifts. If practical, walked beats should be revived. 
These steps should create a greater familiarity between officers and 
local persons, and enable officers to operate in any given situation on 
a more knowledgeable basis. Further, workshops and,social situations 
should be encouraged to promote communication during off-duty and after 
work hours. Work-shops have occurred in the past, but have not been 



organized with any recurring regularity. Generally, both police personnel 
and community residents should make a continuing effort to understand 
rather than react on an emotion level. 

Summary of Plan Recommendation 

o That present programs of the Police Community Relations section of 
the City Police Department continue. 

o That the police-community relations office in Ocean Beach be maintained 
as such. 

o That rather than 3-month shifts of duty, consideration should be 
given to assigning officers in Ocean Beach to longer tours of duty. 

o That walked beats be considered for officers in Ocean Beach. 

o That police-community workshops, and off-duty or after-work social 
get-togethers be created to increase police-community communication. 
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PUBLIC UTILITIES 

Public utilities in Ocean Beach include water and sewer lines, storm 
drains and gas and electricity service. Water and sewer service are 
pr<?vided by the City directly, while gas and electricity are provided by 
the San Diego Gas & Electric Company, a private company regulated by the 
Public Utilities Commission. S.D.G. & E., of course, has its own quality 
control and maintenance programs to insure periodic upgrading of electric 
and gas lines in Ocean Beach. 

There is at present, a City-wide program for the burying of all existing 
above-ground electric lines. The cost of undergrounding existing lines 
is shared jointly by matching annual funds from S.D.G. & E. and the City 
in its CIP Program. These funds cover the costs of burying street lines 
only; the cost of undergrounding all street-to-house connections must be 
borne by the property owner. 

Undergrounding all existing electric lines in the City is a huge task. 
The money and time devoted to the job is spread out over an extended 
period on a priority basis, determined by reports from City engineers 
and the decisions of City Coun~il. 

Some of this work has already been done in Ocean Beach. Lines along 
Sunset Cliffs Boulevard from Adair to Coronado were buried during fiscal 
year 1974. Projected for fiscal 1979 is the burying of remaining lines 
on Sunset Cliffs Boulevard from Coronado to Voltaire; and in fiscal '77 
and '78, burying of lines on West .Point Lorna Boulevard east of Sunset 
Cliffs. 

Sewage service and the delivery of water in Ocean Beach are the responsi­
bility of the City, through its Water Utilities Department. It is this 
department's job to oversee and maintain the quality and adequacy of 
water serving the City, and the adequacy of its sewage system. It is 
the present policy of the Department to design and install water and 
sewer mains to the capacity of population projected by community and 
precise plans. 

There is a City-wide operation now under progress to replace old cast­
iron and other inadequate water mains with a superior asbestos-cement 
design. Again, a limitation of funds and time requires a priority system 
of replacement. 

The replacement of sewer lines and mains is similarly regulated by 
exigencies of time and costs, and is also, therefore, subject to need 
priorities. The Fiscal 1975 Capital Improvements budget includes an 
expansion of the sewer trunk line serving Ocean Beach and other adjacent 
beach communities, to be completed by fiscal 1978. Other budgeted 
projects include the replacement of the worn and inadequate Bacon Street 



main, a project which should be completed by 1976. In both these cases, 
sewage flow has reached the capacity of the existing pipes. Additional 
capacity must soon be installed to avoid overflow and consequent public . 
health hazards. As per the above mentioned policy, the new capacity of 
these lines will be designed to meet the needs of the population levels 
discussed in this plan. 

Storm drains are under the purveyance of the City Public Works Department. 
Ocean Beach, traditionally an area of flooding during storms, has slowly 
been acquiring an adequate drainage system over the years. There are, 
however, still some problem areas which are flooded during rains in the 
community. 

A major concern to Ocean Beach is the effect of the metropolitan sewer 
outfall on the west shore of Point Lorna on the beach area. The water 
and sand, augmented by the pier, the jetty and river channel, and the 
ocean cliffs, provide diverse recreation including sport fishing, beach 
volleyball, sunbathing, swimming, and pleasureful passive recreation. 
To insure that these recreational activities and aesthetic resources 
remain unharmed by the effluent from the Point Lorna Plant, the Water 
Utilities Department presently maintains a continuing monitoring system 
including a network of (36) offshore and shoreline sampling stations, 
making a diverse range of periodic biological and clinical tests to 
insure that the environmental effect of the sewage outfall is minimal 
and meets standards set by the California Water Quality Control Board 
and the Federal Environmental Protection Agency. 

The outfall, stretching 2-1/2 miles out to sea, presently leaves the 
economic and aesthetic assets of Ocean Beach basically unaffected. As 
the City grows, however, and as the amount of sewage produced per capita 
rises, the amount of sewage to be treated as well as the total effluent 
flow will increase greatly. Present flows of 90 to 100 million gallons 
per day may be expected to double or more by the year 2000. While the 
present maximum capacity of the Point Lorna plant is 100 m.g.d. for 
adequate primary treatment, upcoming expansion (the addition of two 
sedimentation basins and one digester) should increase this to 120 
m.g.d. 

Beyond such periodic incremental expansion, however, there is now under 
consideration a comprehensive water supply and disposal plan treating 
the entire San Diego region. The Comprehensive Water Quality Control 
Plan for the San Diego Basin, prepared for the State Water Quality 
Control Board, would among other things provide for ·the expansion and 
modification of the metropolitan sewage system, including seven inland 
interceptory recycling stations and conversion of the Point Lorna facility 
to include secondary treatment. The result of this would be not only to 
provide for a cleaner effluent but also to decrease the actual amount of 
projected future flow into the ocean. 
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Goals 

o The provision of adequate, efficient service from all public utilities 
in Ocean Beach. 

o The elimination and prevention of any adverse impact of public 
utilities in Ocean Beach. 

GENERAL RECOMMENDATIONS 

The existing quality control and maintenance programs of the San Diego 
Gas & Electric Company should continue to provide for adequate and 
efficient power distribution to Ocean Beach and other San Diego communi­
ties. The remainder of above-ground utility lines in Ocean Beach, 
however, should be undergrounded as soon as is economically and practically 
possible, as part of a comprehensive effort to maintain and improve the 
visual and aesthetic worth of the community. 

Concerning the replacement of worn and inadequate water and sewer lines, 
within the exigencies of time and money determining the priority system 
of line upgrading throughout the City, the replacement of old water 
delivery mains in Ocean Beach should be completed as soon as is practically 
possible. Similarly, to adequately serve and protect the community, the 
existing program to maintain and upgrade the capacity of sewer lines 
should also continue, with special emphasis on the Bacon Street main and 
the Ocean Beach trunk line. 

Assessing the need for storm drains in Ocean Beach, Bacon Street, some 
sections of Niagara (including the intersections with Sunset Cliffs and 
Bacon), the foot of Santa Monica at the beach, and the foot of Point 
Lorna Avenue are still problem areas which should receive attention as 
soon as possible to prevent future flood damage and assure street safety. 

Expansion of the Point Lama sewage treatment plant could be rendered 
unnecessary in the future if interceptory primary treatment plants were 
developed in order to provide primary treatment before sewage reached 
the Point Lorna plant. Water recapture programs could preserve the 
precious resource and eliminate the potential effluent problem that 
presently exists. 

In order to assure the cpntinued economic and aesthetic assets existing 
on the shoreline of Ocean Beach, such comprehensive plans as the San. 
Diego Basin Water Quality Control Plan certainly should continue to be 
studied, and should be implemented if found to be practical. The monitoring 
program of the Water Utilities Department should be maintained and 
expanded as the understanding of the ocean environment becomes more 
complete. 



Summary of Plan Recommendation 

o That the remainder of above-ground utility lines in Ocean Beach be 
buried as soon as is economically feasible. 

o That the replacement of worn water mains in Ocean Beach be completed 
as soon as is practically possible. 

o .That the program of sewage main maintenance and capacity upgrading 
continue, including the Bacon Street main and Ocean Beach trunk 
line replacement projects. 

o That the need for storm drains in all parts of Ocean Beach be 
assessed, with special consideration given to Bacon, Niagara and 
Santa Monica streets. 

o That the sewage treatment plant on Point Lorna be used in the future 
only for secondary or tertiary treatment with primary treatment 
being provided at other locations, maintaining the Point Lorna 
outfall as the point of discharge. 
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Transportation Element 

The basic purpose of transportation is to provide each member of the 
community with maximum opportunity for access to goods, services, and 
activities, both puhlic and private. The achievement of this purpose 
will require that a fully integrated system of vehicular, transit, 
bicycle, pedestrian, and parking facilities be developed. 

VEHICULAR CONSIDERATIONS 

Full consideration of the vehicular situation must include discussion of 
both the movement and the storage of automobiles, motorcycles, trucks, 
campers, and other such vehicles. Because of their importance, a separate 
analysis is included for circulation and for parking. 

Circulation 

The original subdivision pattern of Ocean Beach emphasized east-west 
circulation within an extra wide right-of-way. Since that time, however, 
development in San Diego has grown in the northern direction, toward 
Pacific Beach and La Jolla. As a result, the existing traffic pattern 
has a north-south emphasis. The development of Mission Bay Park has 
made this situation even more critical. Allocated rights-of-way in the 
north-south direction are narrow and cannot accommodate high traffic 
volumes. 

The recently completed Ocean Beach Freeway (State Route 109) located on 
the northern extreme of the community provides quick access to downtown 
and Mission Valley. It also connects with Interstate 5, making Ocean 
Beach accessible to and from all parts of San Diego. This access is 
limited only by two missing links in the connection between the Ocean 
Beach Freeway and Interstate 5, the east to north movement, and the 
south to west movement. 

The relative ease of access to Ocean Beach has placed increased strain 
on the existing circulation pattern. The most significant benchmark 
used in measuring this situation is the accident rate. Of the four 
major north-south streets, Sunset Cliffs Boulevard has an accident rate 
twice the City-wide average for such a street while the rate for Abbott, 
Bacon, and Cable is almost three times the average. In terms of east­
west streets, the accident rate for West Point Lorna Boulevard is twice 
the City-wide average, for Voltaire three times as great, and for Newport 
Avenue five times the average. A contributing factor to the high rate 
on Newport Avenue is the diagonal parking which results in narrow travel 
lanes. This street has one of the highest accident rates of any street 
in the City. 

At present, Sunset Cliffs Boulevard is the major traffic carrier with an 
average daily traffic count of about 20,000 vehicles. Cable, Bacon, and 
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existing traffic conditions 
1973 TRAFFIC FLOW (Weekday Vehicle Volumes in Thousands) 

Source: City of San Diego Public Works Department 



Abbott Streets, all parallel to Sunset Cliffs and to the west each carry 
5,000 - 8,000 vehicles per day. All of these streets, including Sunset 
Cliffs Boulevard, have a 60' right-of-way and a 40' pavement width north 
of Brighton, narrowing to 36' south of Brighton. Each has parking along 
both sides and one lane of moving traffic in each direction. All are 
designed to accommodate a maximum of 5,000 vehicles per day. Because of 
existing constraints on these north-south streets, the over-burdened 
situation will continue to exist until either traffic is reduced, traffic 
is rerouted, parking is removed, or the streets are widened. 

East-west streets presently reflect a situation somewhat opposite of the 
north-south streets in that they are wider and carry much less traffic. 
The majority of the east-west streets have a pavement width of 40'. 
Several are 30'-36', while four (West Point Lorna Boulevard, Voltaire, 
Santa Monica and Newport), are 52'. Those streets that are 40' and 
under do not exceed their capacities in any case. Of the 52' streets, 
capable of handling 7,500 cars per day, Voltaire and Newport presently 
realize, but do not exceed, these figures, while Santa Monica is below. 
West Point Lorna Boulevard is the only east-west street that exceeds its 
desirable capacity. Here, the daily traffic count between Sunset Cliffs 
and Cable is over 16,000. West of Cable it is slightly under capacity. 
Desirable should not be misunderstood as ideal, or even totally acceptable. 
These standards are established primarily to indicate the relative 
safety of various streets. 

The majority of traffic in Ocean Beach is generated by existing resi­
dential and commercial development. There is also an element of through 
traffic destined to the Sunset Cliffs area, the southern portion of the 
Point Lorna residential community, Point Lorna College, and Cabrillo 
Point. In addition, there are two main non-residential traffic generators 
within Ocean Beach itself, Newport Center and Ocean Beach Park. Newport 
Center generates traffic along all streets. Those patrons coming from 
the fringes, however, tend to collect on Sunset Cliffs and Newport 
Avenue. Recreational trips generated by the beaches at Ocean Beach Park 
include a large number of vehicles from outside the community. Those 
entering from the Point Lorna area filter in on the east-west streets, 
while those from the northern areas of the City enter on Sunset Cliffs 
Boulevard. Most of these vehicles move west on West Point Lorna Boulevard 
and Voltaire because these are the first large streets leading to the 
beaches. Three parking lots containing somewhat over 500 spaces provide 
a destination for most of the beach user traffic and some of the Newport 
Center traffic. The rest of the beach user traffic must use on-street 
parking. The majority of the Newport Center traffic parks along the 
street and in existing private lots. 

In. general, traffic in Ocean Beach struggles against a street system 
designed years too soon to anticipate the nature of present demands. 
High residential d~nsities, the beach resource, and, to some degree, 
Newport Center and through traffic have overburdened existing north-
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south streets. East-west streets, while under capacity, are not able to 
accommodate excess traffic because their direction is against the logical 
traffic flow. Future increases in traffic will only intensify the 
existing circulation problems. 

Goals 

o Develop means to accommodate future increases in traffic until such 
a time as the automobile is de-emphasized as the major means of 
transportation through achievable and realistic improvements in 
public transportation. 

o Discourage automobile use for shorter intra-community trips through 
the encouragement of public transit, bicycle and pedestrian traffic. 

o Minimize present vehicular congestion wherever possible, especially 
on Sunset Cliffs Boulevard and Newport Avenue. 

o Reduce traffic to every degree possible along local residential 
streets. 

GENERAL RECOMMENDATIONS 

Future transportation requirements in Ocean Beach are based upon antici­
pated traffic demands. Travel forecasts depend upon many factors, one 
of the most important being the future land use proposed for a particular 
area. Any substantial changes in existing land use patterns require re­
evaluation of the existing circulation system. This is an analysis over 
and above that necessary to provide solutions to existing problems. 

It is difficult to determine the eventual density of the community 
beyond assuming that it will probably not exceed by one-third the present 
density. It is also difficult to predict the relationship of the private 
automobile to people's travel habits in the future. The recent energy 
crisis demonstrates that dependency upon the auto may very well decrease 
in the long run, balancing an increase in population. It is also possible, 
however, that the dependency may increase, intensifying the vehicular 
congestion tremendously as the density increases. Development of a 
car pool program, matching people by computers, is one way of removing some 
people from their cars. The City should provide computer time for such 
a program. 

Because the circulation system is already established, remedies into the 
future must necessarily involve changes to existing streets. These 
changes are basically limited to parking removal, widening, establish­
ment. of one-way pairs, and street closings. Of these alternatives some 
parking removal can "be a.ccommodated in certain locations, widening is 
generally unacceptable because of its disruptive nature and expense, the 
establishment of one-way pairs is feasible in certain locations, and 
street closings are worthy of consideration in certain locations. 



In order to improve present circulation patterns consideration should be 
given to restricting parking from Sunset Cliffs Boulevard, at least 
during peak hours. While this would not increase the number of moving 
lanes, it would reduce vehicle conflicts, especially along the sections 
that are only 36' wide from curb to curb. This proposai is the only 
workable solution to the problem of improving traffic conditions within, 
the existing right-of-way. This proposal, however, only provides superfi­
cial treatment to a substantial congestion problem. The possibility of 
short range solutions to ease pedestrian-vehicular conflicts such as the · 
installation of stop signs, cross walks, and traffic signals should be 
investigated fully. 

In order to best accommodate existing and future traffic flow, according to 
City Traffic Standards, a one-way pair of north-south streets provides the 
most reasonable solution. The existing street pattern allows for only two 
possibilities for such a system. In both cases Sunset Cliffs Boulevard 
would be one-way north. The accompanying one-way south street must be Bacon 
or Cable. In order for Bacon Street to be logically used a road must be 
constructed between Robb Field and the flood control channel. The impact 
and cost of such an improvement relative to the ease of implementing the 
Cable Street system makes Cable the preferable alternative. The terminus for 
a Cable Street-Sunset Cliffs Blvd. one-way couplet would be Orchard Avenue. 
The implementation of such an effort, however, is not recommended unless 
circulation problems increase to the point where congestion becomes unacceptable 
to the community or the safety of pedestrians and motorists is threatened. 

The one-way concept would provide two travel lanes in each direction, 
with parking along each side. Peak hour parking prohibitions could be 
introduced on one side of each street in order to further reduce congestion. 
A decisio~ concerning the i~troduction of a one-way configuration should 
be made based on the severity of the circulation problem weighed against 
the detrimental impact upon the community caused by further accommodation 
of the automobile. Any solution should provide for the maximum safety 
of pedestrians crossing the one-way streets. Community opinion on the 
use of one-way streets should carry great weight. 

The situation of the east-west streets is somewhat different from that 
of the north-south street~. They provide more than enough opportunity 
for east-west traffic movement. In a sense these streets act as distributors 
for traffic throughout Ocean Beach. Newport Avenue experiences congestion 
and a high accident rate because of narrow travel lanes due to diagonal 
parking. Traffic on this street should be limited, through the use of 
directional signs, to those persons seeking to use the commercial district. 
In the future, consideration might be given to closing the street entirely 
and creating a pedestrian mall. This will become feasible only when 
alternative locations for parking can be developed. 

Most residential streets are used under their capacity. Because of 
their residential nature, traffic should be discouraged from using them 
except as necessary to enter and leave residences. The beach generates 
a significant amount of traffic which should be channeled to available 
off-street parking areas via a limited number of streets, especially 
West Point Lorna Boulevard, Voltaire Street and Santa Monica Avenue. 
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These streets terminate in the general vicinity of the existing parking 
reservoirs. Santa Monica Avenue, in addition to serving beach user 
parking, can also serve as a siphon for excessive Newport Avenue commercial 
traffic if it is marked appropriately. Consideration should be given to 
removing parking along one side each of West Point Loma Boulevard and 
Voltaire Street, if adequate parking exists for shoppers in alternative 
locations, in the event of excessive congestion in the future. In order 
to limit traffic to these streets as much as possible, appropriate 
directional signing should be introduced. 

In the case of purely residential streets, future consideration should 
be given to narrowing the pavement width where excessive, and closing 
some streets to through traffic. This would insure that the east-west 
movement of traffic would be limited to certain corridors while emphasizing 
the use of most local streets for access to residences, parking and 
pedestrians. 

In conclusion, the major traffic flow in Ocean Beach is north-south, in 
spite of the fact that the streets were originally developed with an 
east-west emphasis. Certain streets presently exceed their capacity in 
a time when traffic volumes are continuing to increase. Minor modifications 
such as parking removal and directional signing are possible in order to 
improve traffic circulation. The only reasonable long-term solution to 
improve the north-south traffic flow if. residents do not decrease their 
use of the automobile involves the consideration of a one-way pair. 
Some east-west streets can be blocked from through traffic without 
hampering circulation in order to de-emphasize traffic movement on local 
residential streets. 

Summary of Plan Recommendation 

o That consideration be given to restricting parking from Sunset 
Cliffs Boulevard during peak hours. 

o That consideration be given to the creation of a Sunset Cliffs-Cable one­
way pair in the event that north-south traffic movement becomes unacceptable 
to the community in the future. 

o That traffic using Newport Avenue be limited through the use of 
appropriate signing, to those vehicles destined to and from the 
Newport Center commercial facilities. 

o That future consideration be given to closing Newport Avenue between 
Sunset Cliffs and Bacon to vehicles, and creating a pedestrian 
mall, provided that alternative locations for present parking along 
Newport are developed. 

o That directional signing be established in order to channel traffic 
into appropriate corridors with the intent of reducing congestion 
and minimizing the impact upon residential areas and the Newport 
Center area. 



o That future consideration be given to removing parking along 
selected streets in order to reduce congestion and improve 
safety provided alternative parking locations can be insured. 

o That-future consideration be given to narrowing or eliminating 
through traffic on certain local residential streets. 

o That the car pool program being developed by the City should be 
implemented. 

Parking 

For purposes of analysis, the parking situation in Ocean Beach can be 
divided into three areas; residential, commercial and recreational. Each 
presents a series of problems that need resolution through short and 
long range solutions. 

The major problem concerning residential parking is the lack of adequate 
off-street spaces. During the time that most of Ocean Beach was developed, 
it was impossible to foresee the increased dependency on the automobile 
that has developed over the years. Consequently, most older units 
provide only minimum off-street parking. Even most newer development 
fails to provide enough parking to meet the needs of the inhabitants. As 
a result, residential areas are saturated with automobiles that are 
forced to park in the street. This results in problems of convenience, 
safety, and aesthetics. 

In terms of commercial parking, there are presently about 900 spaces in 
the vicinity of Newport Center to serve the traffic generated by this 
facility, including both on-street and off-street. According to General 
Plan standards, and because there is a present demand that exceeds the 
available supply, existing parking is not sufficient to meet the demand. 
The Voltaire and Point Loma-Ebers commercial districts both rely almost 

.exclusively upon on-street parking to serve commercial uses in those 
locations. This causes a particular problem in the Voltaire district 
because of excessive traffic volumes that exist on that.street. Point 
Lorna Avenue has a much less severe traffic circulation problem, yet it 
is still deficient in adequate off-street parking. While the amount of 
parking in all of these districts can never be expected to fulfill 
General Plan standards (three square feet for every one square foot of 
retail space) because Ocean Beach is so highly developed, new commercial 
development should provide off-street parking in conjunction with develop­
ment in order to minimize the present deficit to every degree possible. 

Recreational parking in Ocean Beach is limited almost exclusively to the 
three parking lots serving Ocean Beach Park. These provide a total of 
over 500 spaces. There is not nearly enough parking existing to serve 
the users of the pier and the beach although expansion of these facilities, 
or the provision of new facilities immediately adjacent to the beach is 
not warranted. It is of primary importance to provide access to Ocean 
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Beach Park to all who wish to use it. Such access, however, should not 
complicate congestion problems that already exist. Some form of mass 
transit is much more capable of solving such a parking and access problem. 

Goals 

o The provision of increased off-street residential parking in order 
to reduce dependence upon residential streets as parking areas. 

o The provision of increased off-street commercial parking in order 
to improve access to commercial facilities. 

o The development of increased recreational parking with minimum 
disruption to the existing community. 

GENERAL RECOMMENDATIONS 

Because of the extreme deficit in off-street residential parking, a 
minimum of two spaces for each new unit should be provided. Where 
feasible, owners should be encouraged to increase the number of spaces 
on developed property. Garages now used for storage, for example, 
should be used for parking. In order to provide maximum flexibility in 
meeting this requirement, the use of tandem parking, where one space is 
placed directly behind another, is encouraged. Such parking should not 
encroach on sidewalks. Off-street parking, wherever possible, should 
have access to alleys rather than residential streets. This will facili­
tate the eventual de-emphasis of the streets as parking reservoirs, as 
discussed in the circulation section. 

In terms of off-street commercial parking, while an increase is warranted, 
the deficit is so great and the land available for such a use so scarce 
that an intense effort to provide necessary parking will be required by 
the business community if such a goal is to be realized. New develop-
ment should be encouraged to provide one space for every 500 square feet 
of business floor area. While this is less than suggested by General 
Plan standards, it is recognized that providing parking in an area 
characterized by small lots and a lack of vacant land is difficult. 

Every attempt should be made by business owners to consolidate parking 
wherever possible. If such opportunities exist, this might be done in 
lieu of parking on the specific building site. Access to off-street 
parking should be from alleys wherever possible. Any joint parking 
venture should, of course, be subject to all of the design criteria 
detailed in the Commercial Element. 

Particular attention should be given to the off-street parking problem 
in the Newport Center. Alternative solutions to parking should be 
considered in order to minimize the need for parking on Newport Avenue 
in order that consideration could be given to a pedestrian mall. Considera­
tion should be given to the formulation of a parking district whereby 



benefiting commercial property owners contribute in some measure to the 
creation of off-street parking, in the form of surface lots or a 2 or 3 
story structure. Because of the relatively compact nature of the Newport 
Center off-street parking does not necessarily need to be located immediately 
adjacent to the business it serves. · As an alternative, a financial · 
contribution instead of the provision of parking spaces could be used 
toward the goal of creating centralized parking areas. Funds created in 
such a manner could be used to develop parking facilities or simply to 
lease facilities developed by someone else. There are several laws 
available for use in establishing parking districts. The Vehicle Parking 
District Law of 1943 creates an assessment against those uses benefiting 
from such a district. The Pa~king District Law of 1951 permits an ad 
valorum assessment· on property to supplement or completely eliminate 
parking revenues. 

Parking for recreational purposes presents, perhaps, the most serious 
deficiency problem. At present, there are three parking areas adjacent 
to the beach which cannot possibly accommodate the amount of parking 
that could be generated at peak times. The difficulty in providing 
increased parking lies not only in the unavailability of space to expand 
such a use but also in the poor accessibility of the beach. Any traffic 
coming from outside Ocean Beach must cut directly through the community 
in order to reach the beach. Consequently, rather than encouraging 
through traffic, or pre-empting land adjacent to the beach for additional 
parking, reservoirs should be established at the entrance to the community. 
The triangle of land bounded by Sunset Cliffs Boulevard, Nimitz Boulevard, 
and West Point Loma Boulevard is an ideal location for such parking. A 
public transit connection, in conjunction with such a facility, could 
move people from their cars to the beach. This could substantially 
increase the accessibility of the beach to the maximum amount of people, 
decrease the amount of traffic traversing the community, and eliminate 
the congestion of moving and parked vehicles in the immediate vicinity 
of the beach. Until such a time as alternative locations for beach user 
parking are developed, the sand plug at the entrance to the San Diego 
River should continue to serve as a fourth parking area. 

Summary of Plan Recommendation 

o That new residential development provide at least two off-street 
parking spaces per unit, and that existing development be encouraged 
to increase off-street parking, if feasible. 

o That tandem parking be used where necessary to maximize the amount 
of off-street parking. 

o That off-street parking have access to alleys rather than streets 
wherever possible. 

o That new commercial development provide at least one parking space 
for every 500 square feet of gross floor area if possible either 
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on-site or in consolidated areas in the vicinity of the use it 
serves. 

o That consideration be given to the establishment of an off-street 
parking district for the Newport Center. 

o That beach user parking be accommodated through the development of 
a parking reservoir at the northern entrance to Ocean Beach, and 
that a shuttle service be used to transport people from their cars 
to the beach. 

TRANSIT 

Transit ridership in Ocean Beach, according to the 1970 U.S. Census of 
Population encompasses about 3% of all trips. Existing service is 
inadequate for two reasons. First, from the standpoint of time as well 
as transfer to other points in the City, service is not competitive with 
the private auto. Second, service is not oriented toward the specific 
destination of residents. A substantial proportion of the Ocean Beach 
population are students, yet bus service between the community and area 
college campuses is limited. Express service is planned between Pacific 
and Mission Beach and San Diego State via Fashion Valley. In December, 
1974, a feeder bus will begin operation between Ocean Beach and the San 
Diego State University express bus point in Mission Bay. This feeder 
bus will connect all the beach communities and provide fifteen minute 
service daily. 

The San Diego Transit Corporation presently operates one bus line through 
Ocean Beach. The "O" bus provides service at intervals of about 30 
minutes between Ocean Beach and Centre City. The present route traverses 
Point Lama and enters Ocean Beach via Voltaire Street and terminates at 
the southerly edge of the community by way of Cable Street. The trip 
between Ocean Beach and downtown takes about 30 minutes, as opposed to 
10 minutes by private automobile. A proposed "J" bus is proposed to 
connect Ocean and Mission Beach to the Kearny Mesa industrial area. 
This type of cross-town service could eventually increase ridership by 
Ocean Beach residents. 

The Comprehensive Planning Organization is presently studying a variety 
of means of providing an alternative transportation system to the San 
Diego region. Among their considerations are substantial increases in 
bus service, including express busses with intra-community feeder lines, 
and a variety of fixed rail systems. Present studies indicate that 
there is a high probability that Ocean Beach will be served in a total 
system by feeder busses, and possibly by a rail corridor located adjacent 
to Interstate 8 terminating somewhere along the northern periphery of 
the planning area. 



An intra-community transit system is needed in Ocean Beach for both 
residents and visitors. The feeder bus system planned to start in 
December, 1974 will partially serve this need and will be part of an 
area-wide transit system. Residential, commercial and recreational 
areas within the community could be interconnected in _order to coax 
residents from the use of their cars for such trips. In addition, this 
provides alternative transportation for those who cannot or choose not 
to use an automobile. This system could provide a missing link for non­
resident beach users between periphery parking and recreational facilities. 

Intra-community movement, at present, is limited to automobiles, bicycles, 
or walking. While bicycles are a reasonable alternative to auto they 
are presently a somewhat dangerous one in this congested community. 
Fewer autos and more public transit could improve safety conditions of 
all forms of transit. 

Goals 

o The full integration of Ocean Beach into an area-wide transit 
system. 

o The continuing development of an expanded intra-community, m1n1mum 
cost, public-transit service in order to transport beach users from 
their automobiles to the water and to distribute residents throughout 
the community. 

GENERAL RECOMMENDATIONS 

There are a number of basic needs to be fulfilled if Ocean Beach is to 
have a workable public transit service. Specific solutions include the 
integration of Ocean Beach into a regional transit system through improved 
bus service, and the introduction of public transit within the community 
for purposes of moving about from one point to another. 

Existing bus service could be improved through a reduction in the travel 
time of the existing "O" bus to downtown, as well as the development of 
better connections, such as the proposed "J" bus, to other parts of San 
Diego. Consideration should be given to methods of improving existing 
bus service, at least through improved service to other parts of the 
City, and by minimizing travel time in every way possible. 

The provision of intra-community transit service, especially between 
parking reservoirs and the beaches, could reduce congestion considerably 
and also provide alternative forms of transportation to those that do 
not or cannot use an automobile. Consideration should be given by the 
San Diego Transit Corporation to the establishment of mini-busses, 
looping Ocean Beach and connecting its various activity centers, specifi­
cally the beach, Robb Field, and the shopping districts, with residential 
areas. Such a system should charge a minimum fare, or none at all, in 
order to achieve maximum use. 
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Should a transit link be developed along Interstate 8 as part of an 
area-wide transit system the Sunset-Nimitz triangle should be considered 
as the logical terminal for such a facility. The 23 acres at that 
location are proposed by this Plan as a joint park and parking reservoir. 
Such a parking reservoir is a logical complement to a transit terminal. 
An intra-community mini-bus service could logically link Ocean Beach 
residents with area-wide transit, as well as linking beach users from 
the other parts of the City to the Ocean Beach shoreline. 

Summary of Plan Recommendation 

o That existing bus service be improved by reducing travel time and 
developing more direct links to various parts of San Diego. 

o That consideration be given to the establishment of a public transit 
system connecting Ocean Beach as directly as possible with area 
college campuses. 

o That intra-community transit service be established by the San 
Diego Transit Corporation, linking the various activity centers in 
Ocean Beach. 

o That, upon development of parking reservoirs at the fringe of the 
community, public transit be instituted to transport beach users 
from their cars to the beach. 

o That consideration be given to the use of the Sunset-Nimitz triangle 
as a terminal for a transit line in addition to park like uses. If 
this facility is developed, coordination with the Comprehensive 
Planning Organization is essential. 

BIKEWAYS 

The City of San Diego is presently building a City-wide system of bike­
ways. The long-range goal is to link all of the communities within the 
City. 

At present, there are only limited bikeway facilities in Ocean Beach in 
spite of the heavy use that the area receives by bicyclists. Route 
signs exist on Voltaire, Abbott, Newport west of Cable, Cable from 
Newport south to Orchard, Orchard east to Sunset Cliffs Boulevard, and 
Sunset Cliffs Boulevard south from Orchard. Bicycles are an important 
form of transportation by many of the residents, especially for short 
trips to stores or to the beach. The need for on street parking makes 
development of bikeways along streets extremely difficult. Care must be 
taken to develop a system that minimizes the conflict between bicycles 
and cars, both moving and parked. 
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The primary need is for a north-south link through Ocean Beach, connecting 
Mission Bay Park with Cabrillo Point. A bikeway is being designed at 
present along the middle jetty.(the northern boundary of the San Diego 
River). This path will connect to Ocean Beach from the north by crossing 
the sand plug in the San Diego River. A path along the ~outh jetty is 
now partially complete. 

The need also exists for an east~west linkage in the northern part of 
Ocean Beach in order to connect the coastal route with a bikeway along 
Nimitz Boulevard. Another east-west link should be considered in the 
central portion of the community, adjacent to the Newport Center: This 
link should tie into an inland north-south route in the vicinity of 
Ebers Street if an appropriate location for that route can be found. 
The establishment of these routes will give Ocean Beach a complete 
system, capable of connecting bicycle users to the various activity 
centers in the community. 

Goals 

o To develop a system of bikeways that links Ocean Beach to the City­
wide bikeway system. 

o To develop an intra-community bikeway network that links the various 
activity centers within Ocean Beach. 

GENERAL RECOMMENDATIONS 

The primary need at present is for a north-south bikeway through Ocean 
Beach along the coastline. This route should be established as close to 
the coast as feasible. This can be accomplished by developing the 
facility along those streets and alleyways that are immediately adjacent 
to the coast. Should public land be acquired in the future along the 
bluff tops, this would be the ideal location for a coastal bike route. 
On the north this bikeway should connect ·directly to the proposed link 
across the San Diego River sand plug. On the south, in order to _avoid 
steep hills as much as possible, the bikeway should follow Adair Street 
to the east and then proceed south on Santa Barbara Street. 

While an inland north-south route is desirable, its location is severely 
limited by existing circumstances. Because Sunset Cliffs Boulevard is 
subject to such a heavy traffic flow, and because Froude Street is 
isolated by relatively steep slopes, Ebers Street is the only logical 
location for an inland north-south link. Contingent upon the use of 
Ebers for bike traffic, however, is the removal of parking along both 
sides. This is necessary because the ~idth of the street precludes the 
necessary area for vehicular movement, bike traffic, and parked cars. 

An east-west link at the northern perimeter of Ocean Beach should tie 
into the north-south coastal link in the proximity of the point where it 



crosses the south jetty of the San Diego River and enters Ocean Beach. 
Given the two possibilities of West Point Lorna Boulevard and Voltaire 
Street, Voltaire is preferable because the vehicular traffic flow is 
much lower. Also, this location penetrates the commercial district, 
making this activity center directly accessible to bike users. This 
route should turn north on Ebers Street to West Point Lorna Boulevard and 
then east to Nimitz. 

An east-west bike route through the center of Ocean Beach should be 
located along Santa Monica Avenue. This is adjacent to the Newport 
Center, providing access by bicycle, without introducing a bikeway onto 
the already congested Newport Avenue. 

In addition to this framework, consideration should be given to establish­
ing bikeways along Abbott Street and along Cable between Voltaire and 
Santa Monica. The actual classification of such routes is subject to 
decisions as to whether parking can be removed from these streets. 

The City of San Diego uses specific criteria in the designation of bike 
routes. Generally, those routes along streets are either Class III 
Bikeways, whereby signing is provided and bikes share right-of-way with 
automobiles, or Class II Bikelanes where the routes are striped apart 
from automobile lanes. The latter may occur either adjacent to the curb 
or between the parking lane and the automobile lane. In the case of 
Ocean Beach, the north-south coastal route should be a Class III Bikeway. 
Traffic along the streets and alleys adjacent to the coast is minimal, 
eliminating most safety problems. The inland route, along Ebers, must 
be a Class II Bikelane adjacent to the curb with parking removed because 
the narrowness of the street precludes a striped Bikelane and parking. 
The east-west routes along Voltaire and Santa Monica should be Class II 
Bikelanes striped between the traffic lane and the parking lane. Each 
street is wide enough to allow this situation to occur. Because of the 
narrower width of Adair Street, this east-west link should be a 
Class III Bikeway like the north-south coastal route. 

This system provides a complete bicycle network throughout Ocean Beach 
for use both by residents of the community and area-wide cyclists. 
Additional links within the community, such as Abbott and Cable, should 
be evaluated on a case by case basis and provided where necessary and 
feasible. All routes should be plainly marked and identified with 
directional signs for the benefit of those who use them. 

Summary of Plan Recommendation 

o That a bikeway be marked adjacent to the coast the entire length of 
Ocean Beach. 

o That an inland north-south link be developed along Ebers Street if 
parking is removed. 
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o That east-west links be established at the northern perimeter 
of Ocean Beach along Voltaire Street, along Santa Monica 
Avenue east to Ebers Street, and along Adair Street east to 
Santa Barbara Street. 

o That considerations be given to establishing routes along Abbott 
Street and Cable Street. 

o That adequate signs be established to identify all bikeways. 



IJikeway classifications 

IIJOTES 
• MOTOR \IEI-liCLES PRO~IBITED 
• P£DES~IAIJ USE MINIMIZED 

NOTES 
• ,MOTOR YfJI/CLQ !SEPARATED 
• CURB PARKING PERMITTED 
• DESIRABLE SPEED L.E:55 TllAN 40M.P.H. 

CLASS I · BIKE TRAIL · CLASS n · BIKE LANE 

PLAN 

IJOTES 
• MOTOR VEHJC!.E .. ~ 131C.YCL.E$ SIIA~E. 1-AN!i NOTES 

• MOTOR VEHICLES PROHIBITED 
• PED~TRIAN U5E PERMITTED 

CLASS In • BIKE WAY (A) CLASS m • PEDESTRIA~/BIKE PATH (.e) 
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Community Appearance and Design Element 

Ocean Beach has an identity afforded it by its topographic isolation 
from the rest of San Diego. The Pacific Ocean, the San Diego River, and 
the hills of the Point Lorna Peninsula define it as a distinct community; 
Its physical situation, level ground and gently sloping hills unbroken 
by canyons, contribute to a sense of peace. The views that it affords 
from hillsides and along existing visual corridors are invaluable. 

There are several distinctive residential districts in Ocean Beach. The 
two higher density areas are adjacent to the coast and separated by 
Newport Center. The lower density residential district lies inland, 
separated from the coast by the expanse of high density development. 
This latter area is comprised mainly of single-family homes and duplexes. 

There are two major activity centers in Ocean Beach. Newport Center 
acts as the core of the community, providing a central commercial focus. 
Ocean Beach Park is the center of recreational activity, serving Ocean 
Beach residents and the general population of the San Diego region. 

Ocean Beach also has its share of landmarks. The most notable is the 
ocean and the coastline. In addition, there are pocket beaches and 
natural coastal bluffs. The fishing pier is the best example of a man­
made landmark in this seaside community. 

Distinctive features worthy of preservation are the attractive cottages, 
abundant landscaping in certain locations, spectacular ocean and bay 
views, recreation opportunities, and overall diversity of physical 
development. Unfortunately, there is another side to the Ocean Beach 
environmental situation. The inherent danger of community deterioration 
is ever present and will continue until many basic problems are resolved. 
These include beach and coastal bluff erosion, deteriorating and dilapi­
dated structures, unimaginative architectural design, encroachment of 
bulky buildings out of scale with the existing character of the area, 
vehicular congestion, pedestrian-vehicular conflict, and an enormous 
amount of visual .clutter. Finding solutions to these dilemmas is the key 
to the protection and preservation of one of San Diego's more distinctive 
communities. 

Goals 

o To protect, preserve, and enhance the natural environment of Ocean 
Beach. 

o To upgrade the physical character of the community. 
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GENERAL RECOMMENDATIONS 

The coastline is a physical resource with distinct visual, psychological 
and functional qualities. For these reasons, the relationship of Ocean 
Beach to the coast should be considered carefully. The people of California 
have demonstrated their concern for coastal conservation by passing 
Proposition 20, the Coastal Zone Conservation Act, in 1972. The California 
Coastal Zone Conservation Commission has set as policy that the entire 
California coastal area should be recognized as a prime regional, state, 
and nation~! resource. Virtually all of the Ocean Beach Precise Plan 
area falls within the 1,000' boundary of the coastal permit zone. The 
guidelines established by the Coastal Commission and the eventual plan, 
now being prepared, do and will contain important policies that should 
be considered in any future planning or development in Ocean Beach. 

The views available from elevated areas and those adjacent to the beaches 
and ocean should be preserved and enhanced wherever possible. The City 
is presently drafting scenic hillside protection regulations that are 
specifically intended to aid in view preservation. The Comprehensive 
Planning Organization has a Coastal Vistas Map that defines such views. 
Development incentives should be considered to encourage removal of 
existing view-blocking structures and to encourage any new development 
or redevelopment from committing the same fault. Street trees, when 
planted, should be located so as to not block views upon maturity and to 
complement the surrounding area. · 

One of the primary methods of preserving and improving the physical 
appearance of Ocean Beach is to continue the desirable qualities which 
contribute to its character. One of the objectives of the residential 
element is that new residential construction be in the form of garden-
type units, absent from excessive height and bulk and compatible with 
the overall existing character of the community. It is also important 
to preserve those existing structures that add to the charm of the area. 
A policy of the Coastal Commission is that new development shall be 
compatible with existing structures in terms of finished materials, 
colors and structured elements. Since most of the Ocean Beach Precise 
Plan area falls within the 1,000' coastal permit zone, this particular 
policy presently comes under their purview. Detailed development standards 
should be established in order to insure the preservation of the physical 
community. 

The major goal of the Commercial Element is to maintain the distinct and 
compact nature of existing commercial centers. Newport Center should 
continue as the cultural heart of the community. Its pedestrian orienta­
tion should be strengthened. The design of existing and new buildings 
should reflect the scale and character of the existing center. Specific 
criteria should be developed to insure this occurrence. 



Additional sign criteria should be developed that is specifically designed 
to enhance the character of the Ocean Beach community. Signs in the 
Newport commercial center, for example, should be of a small scale, 
giving information and direction to the pedestrian and slow-moving cars. 
Other criteria should detail the size of signs, materials, textures, 
lettering styles, and layout of the copy. Off premise advertising signs 
should be specifically prohibited. 

Some major utilities have been undergrounded in Ocean Beach. Most of 
the community would benefit from an undergrounding program, specifically 
along heavily t.raversed streets. In some residential areas, however, 
the streets have been successfully landscaped to soften the look of 
poles and wires, or the lines have been located in alleys. In these 
instances, other environmental problems should receive a higher priority. 

General landscaping recommendations exist within the individual elements 
of this plan. More specific criteria should be developed, including a 
list of vegetation types best suited to the beach community. Such 
criteria should be disseminated through Ocean Beach. These criteria 
should be coordinated with landscape guidelines of the San Diego Coast 
Regional Commission. Landscaping should be composed of vegetation and 
other natural features. All plant material should be maintained in a 
healthy, growing condition. 

Elements such as beachfront promenades, bikeways, benches, signs, street 
lights, telephone booths, fountains, drinking fountains, mail boxes, 
trash cans, bike racks, railings, sidewalks, planter boxes, play equipment, 
fire hydrants, and paving material all act together to establish the 
visual quality of an area. Where they are located and designed haphazardly 
they add visual confusion and clutter to an area. All such elements 
should exist in a coordinated manner, and should be designed to relate 
to each other and to the community in order to enhance visual quality. 
Street furniture should relate physically and functionally to the user. 
These items, although small in size, can be the accent necessary to 
insure that the community projects a positive image. 

Summary of Plan Recommendation 

o That future planning and development preserve the integrity of the 
coastline the length of Ocean Beach. 

o That views available from elevated areas and those adjacent to the 
beaches and ocean be preserved and enhanced wherever possible. 

o That detailed development standards be established in order to 
insure the preservation of the character of the residential community. 
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o That specific criteria be developed in order to preserve the overall 
scale and character of existing commercial districts. 

o That detailed sign criteria be developed to insure that off premise 
advertising signs are prohibited and signs in general enhance the 
Ocean Beach community. 

o That utility undergrounding proceed on a systematic basis throughout 
Ocean Beach. 

o That specific landscaping criteria be developed. 

o That street furniture be designed and provided to enhance the Ocean 
Beach physical environment. 

o That street trees be located so as not to block views upon maturity 
and to complement the surrounding area. 



The Ocean Beach Precise Plan sets forth goals and proposals for the 
continuing development of the community. The Plan, however, is only a 
step in the process of achieving the most desirable living environment 
for the area. In order to be meaningful, the goals of the Plan must be 
realized. The means of accomplishing goals is through implementation of 
plan proposals which is primarily the responsibility of the Community 
itself, through its Planning Organization. 

The first section of the Implementation Element details the plan maintenance 
responsibility. The following section is an account of the proposals of 
the Plan, suggested priorities for carrying them out, details of the 
type of action necessary for implementation and suggestions as to necessary 
financing. 

The Plan belongs to the people of the Ocean Beach Community. Implementation 
of its recommendations is primarily their responsibility. With citizen 
initiative and governmental cooperation, the goals of the Plan will be 
realized. 

PRECISE PLAN MAINTENANCE 

A citizen's committee in Ocean Beach should continue to function, with 
its primary responsibility being the implementation of the Plan. Its 
work should include initiating action based on proposals of the Plan, 
monitoring all development activity in Ocean Beach, conducting general 
meetings periodically within the Community in order to raise the conscious­
ness of the people relative to-the planning and implementation efforts 
and to obtain public opinion, and to act as a liaison between the citizens 
and the government. The new committee, formed for purposes of implementing 
the Plan, should be elected by the citizens of Ocean Beach in a democratic 
fashion using a process monitored by a neutral party to be appointed by 
the Mayor and Council. 

The City should make every effort to aid and encourage the community in 
carrying out its activities. Staff time should be allocated in order to 
provide assistance when necessary. All decisions made by the City 
regarding the Ocean Beach Community should necessarily involve the 
citizens of the Community. 

PRECISE PLAN PROPOSALS 

The recommendations of the Precise Plan are summarized in the following 
tables. An effort has been made to assign priorities to all proposals 
in terms of their overall importance. 
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zoning- plan conflict 

R-4 to R-2A 

R-4 to R-2 __ ,, 

Note: This map illustrates 
those situations where plan 
proposals are inconsistant 
with present zoning. Shown 
are the necessary rezonings 
if the zoning is to conform 
to the Plan. The use of a 
Planned District would re­
place all zones with regula­
tions tailored to Ocean Beach. 
The content of district re­
gulations would be similar 
but different from the zone 
proposals shown on the map. 
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Summary ·of Plan Recommendations 

1. 

2. 

3. 

4. 

RESIDENTIAL ELEMENT 

Proposal Priority 

Develop special develop- Immediate 
ment regulations to re-
place existing zoning. 
Reduce permitted density. 
Revise yard, coverage and 
F.A.R. requirements. Es-
tablish new height limita-
tions. Increase parking 
regulations. Develop land-
scaping requirements. 

Encourage the maintenance Short range 
of lower income housing 
through minor rehabilita-
tion of sub-standard 
housing. 

Develop an Affirmative Short range 
Action program to inform 
persons of existing 
housing choices, and to 
inform builders and 
developers of available 
housing programs. 

Study the relationship Mid range 
of assessment practices 
to development in 
Ocean Beach. 

·Action 

Write Planned District 
legislation. 

Adopt legislation. 

Examine use of incentives 
to maintain a reasonable 
housing price. 
Identify areas of need 
for rehabilitation. 
Disperse information to 
property owners and 
residents regarding 
violations of health, 
safety and sanitation. 
Determine most efficient 
and less costly method 
of correcting violations. 

Assemble information on 
available housing. 
Disperse information to 
persons of all income 
levels. 
Assemble information on 
available housing 
programs. 
Disperse information to 
potential builders. 

Examine the practices and 
techniques used in assess­
ing Ocean Beach property. 
Investigate the use of 
existing tax programs in 
order to fulfill community 
goals. 
Propose revisions to local 
assessment practices if 
warranted. 
Propose change in tax laws 
if warranted. 

Financing 

No Capital 
Outlay. 

City staff 
time. 

No Capital 
Outlay. 

Cost to be 
borne by 
property 
owners. 

No Capital 
Outlay. 

City staff 
time. 

Printing 
costs. 

No Capital 
Outlay. 

City staff 
time. 
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2. 
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4. 
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COMMERCIAL ELEMENT 

Proposal 

Reduce the amount of 
land zoned for com­
mercial uses. 

Maintain existing com­
mercial centers as 
follows: 
a. Newport.Avenue as 

the major Ocean 
Beach activity 
center. 

b. Voltaire Street and 
Point Loma Avenue 
as neighborhood 
centers. 

Priority 

Short range 

Continuing 

Encourage upgrading of Continuing 
physical appearance, 
compatibility of new 
development with exist-
ing character, and 
presence of mixed uses 
in all three commercial 
areas. 

Create specific develop- Immediate 
ment criteria to re-
place existing zoning 
regulations. 
Establish FAR, height 
limitation and coverage 
regulations. 
Limit facade width to 
SO'. Appiy sign regu­
lations. 
Establish special 
parking and access 
requirements. 
Increase landscaping 
requirements. 

Necessary Action 

Write Planned District 
legislation. 
Adopt legislation. 

Monitor situation. 

Work with property owners, 
developers, realtors and 
business persons. 
Investigate possible appli­
cation of special develop­
ment and design regulations. 

Write Planned District 
legislation. 

Adopt legislation. 

Financing 

No Capital 
Outlay. 

City staff 
time. 

No Capital 
Outlay. 

No Capital 
Outlay. 

City staff 
time. 

No Capital 
Outlay. 

City staff 
time. 



Proposal 

Parks and Recreation 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

Provide safe public 
access to the beaches 
and permit only 
natural trails down 
the bluffs. 

Establish a sand 
replenishment program 
for Ocean Beach Park 
utilizing excess sand 
dredged from San 
Diego River. 

Maintain tide pools, 
cliffs and street-end 
beaches between the 
pier and Adair Street 
in a natural state. 

Provide for visual 
access along the ·coast­
line. 
Prohibit bluff-top con­
struction where cliff 
erosion would result. 

Maintain and enhance 
San Diego River Channel 
as a natural wildlife 
sanctuary. 

Maintain programs of 
beach cleaning and 
expand as needed. 

Improve lifeguard 
facilities. 

Maintain Ocean Beach 
pier and its facili­
ties and create a 
program to stimulate 
fishing activity. 

PUBLIC FACILITIES ELEMENT 

Priority 

Immediate 

Immediate 
and 
Ongoing 

Ongoing 

Ongoing 

Imniediate 

Ongoing & 
mid-range 

Ongoing 

Short 
range 

Ongoing 
and 
Short 
range 

Action 

Initiate program. 

Initiate and coordinate pro­
gram with appropriate City 
departments and U.S. Army 
Corps of Engineers. 

Prohibit alteration. 

Establish view protection 
regulations. 

Classify areas of high 
erosion potential. 
Adopt appropriate policies 
and legislation. 

Develop City policy and 
program. 

Initiate program. 

Schedule into CIP. 

Investigate methods for 
increasing fishing program. 
Initiate program. 

Financing 

Possible 
Capital Outlay. 
City staff 
time. 

Capital Outlay. 
City staff 
time. 

No Capital 
Outlay. 

City staff 
time. 

No Capital 
Outlay. 
Staff time. 

Capital Out­
lay. 
City staff 
time. 

Capital Out­
lay. 

Capital Out­
lay. 

City staff 
time. 
Capital Out­
lay. 
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Proposal Priority 

Parks and Recreation (cont'd.) 

10. Construct addition to Mid-range 
the Ocean Beach Rec-
reation Center. Design 
the Center to conserve 
outdoor space and 
facilities. 

11. Dedicate and improve Short range 
Collier East and Collier 
West park sites for park 
use. 

Community Human Services 

Continuation of In-Between 
and similar public service 
facilities. 

Education 

1. 

2. 

Promote lower student/ 
teacher ratio and 
provide special educa­
tion programs in all 
schools. 

Provide a general 
school library at 
Ocean Beach Elementary 
School. 

Library 

1. Maintain upgrading and 
volume addition to the 
Ocean Beach Public 
Branch Library. 

Fire Department 

Continuing 

Long range 

Mid-range 

Continuing 

1. Maintain adequate Continuing 
levels of fire protec-
tion and fire preven-
tion programs. 
Expand fire prevention Short range 
program to include 
broader public educa-
tion and communication. 

Action 

Design studies to be done. 
Construct addition. 

Gain approval of the Park 
and Recreation Board. 
Schedule into CIP. 

Public and private support. 

Community residents and 
School District to work 
together to develop and 
support the proposal. 

Responsibility of School 
District. 

Promote increased funding. 

Responsibility of fire 
department and citizens' 
groups. 

Financing 

Capital Outlay. 
City staff 
time. 

Eventual 
Capital OutlaY. 
City staff 
time. 

Various 
revenue 
sources. 

No Capital 
Outlay. 

Capital 
Outlay. 

Capital 
Outlay. 

City staff 
time. 



Proposal 

Health 

1. Continued financial 
support of Beach 
Area Community Clinic. 

2. Consider establishing 
a Free Clinic or 
Medical Clinic Branch 
in Ocean Beach. 

Police 

1. Continue Police 
Community Relations 
section of the City 
Police Department and 
maintain police­
community relations 
office in Ocean Beach. 

Public Utilities 

1. Underground utilities. 

Priority 

Ongoing 

Mid-range 

Continuing 

Mid-range. 

Action 

Promote funding. 

Study feasibility of 
proposal. 

Community-City liaison 
efforts. 

Seek scheduling of under­
grounding utilities, 
determine cost and solicit 
support from property 
owners. 

Financing 

Gov't. 
revenue. 

None. 

None 

SDG&E 
Probable 
Assessment 
District. 
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TRANSPORTATION ELEMENT 

Proposal Priority 

Vehicular Considerations 

1. 

2. 

3. 

4. 

5. 

Restrict parking on 
Sunset Cliffs Blvd. 
during peak hours .• 

Consider possible 
creation of Sunset 
Cliff-Cable one-way 
pair. 

Expedite existing 
traffic flow in and 
around Newport Center 
& residential area. 

Short range 

As need 
arises. 

Innnediate 

Consider possibility of Long range 
creating pedestrian 
mall along Newport 
Avenue between 
Sunset Cliffs and 
Bacon when parking 
needs are provided 
by other means. 

Consider removing park- Short range 
ing along selected 
streets. Consider 
narrowing or 
eliminating through 
traffic on certain 
local residential 
streets. 

Parking 

1. 

2. 

3. 

Increase offstreet 
parking requirements 
in new residential 
developments to 
2 spaces/unit. 

Require new com­
mercial development 
to provide 1 space/ 
500 ft. of floor area. 

Consider standards on 
off-street parking 
district for the 
Newport Center. 

Innnediate 

Innnediate 

Long range 

Action 

City traffic engineers to 
initiate program. 

Community initiated action. 

Use directional signing. 

Property owners initiated 
action. 

Community initiated action. 

To be included in special 
development regulations 
for residential land use 
in Ocean Beach. 

To be included in special 
development regulations 
for commercial land use 
in Ocean Beach. 

Community initiated 
action. 

Financing 

City staff 
time. 

Capital 
Outlay. 

Minor Capital 
Outlay. 

Assessment 
District. 

Capital 
Outlay. 

City staff 
time. 

City staff 
time. 

Assessment 
District. 



Proposal Priority 

Parking cont'd. 

4. Develop a parking Mid-range 
reservoir at northern 
entrance to Ocean 
Beach concurrently 
with a shuttle service 
from reservoir to beach. 

Transit Considerations 

1. 

2. 

Improve bus service 
by reducing travel 
time and developing 
more direct links to 
other parts of the 
City. 

Institute intra­
community transit 
service. 

Short range 

Mid-range 

Bikeways 

1. Build bikeways through- Short range 
out the community. 

Action 

Determine the demand for 
parking spaces for recrea­
t~onal use, both short and 
long range. 
Determine the cost for 
various alternatives. 
Analyze alternative methods 
of financing. 
Implement the most feasible 
solution. 

Reduce numbers of s·tops. 

Develop and implement plan. 

Prepare and implement 
final plans. 

. I 
~· ' . 

Financing 

Regional 
funding. 
Possible fee 
for use of 
facility. 
City staff 
time. 

Minor Capital 
Outlay by 
Transit Corp. 

Capital 
Outlay by 
Transit Corp. 

Minor Capital 
Outlay. 
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COMMUNITY APPEARANCE AND DESIGN ELEMENT 

Proposal Priority Action Financing 

l. Preserve and enhance Immediate Develop view protection City staff 
views from elevated and regulations. time. 
areas and along the Continuing Adopt. 
coastline. 

2. Prepare detailed Short range Prepare criteria and adopt. City staff 
development standards Distribute manual to all time. 
for residential and persons seeking to improve Printing cost. 
commercial areas. property in Ocean Beach. 

3. Prepare sign criteria. Short range Develop criteria; adopt City staff 
criteria; distribute to time. 
all persons and business Printing cost. 
using identification 
signs. 

4. Prepare landscaping Short range Distribute to residents City staff 
criteria. and property owners. time. 

Printing cost. 

96 



APPENDIX 

97 



98 

Demog ra ph ic · Characteristics 

Statistics should never be taken as totally defining of an area, physi­
cally or socially. It requires long personal association with a community 
to learn all its nuances of actual day-to-day life. Statistics can, 
however, be used to outline and give a good introduction to the physical 
and social structure of an area. 

In addition, specific data categories may be used to shed light on 
specific considerations, e.g. the type and size of families concentrated 
in a community. The basic categories of population and housing data 
presented below were compiled with these points in mind, and provide a 
good introduction to the physical and social community of Ocean Beach. 

As with all plan elements, demographic data is subject to change over 
time, and should be reviewed and updated periodically to give a true 
picture of an area. The data below is based on the 1970 census. The 
relevent indications and conclusions accompanying this data remain valid 
in Ocean Beach for 1974. 

TABLE I 

POPULATION SIZE, OCEAN BEACH 

Year Population 

1960 11,476 

1970 11,432 

1972 11,900 

1973 11,800 

The total population in Ocean Beach has not changed appreciably since 
1960, and in fact, decreased from 1972 to 1973, even while the City of 
San Diego has been growing rapidly in recent years. Stability in sheer 
numbers, however, does not necessarily mean a stability of residents. 
Table II compares Ocean Beach to the City as a whole, presenting the 
length of population residence. 

Source: 1970 U.S. Census of Population, and Data Services, San Diego 
City Planning Department. 



TABLE II 

PERSONS BY YEAR MOVED INTO UNITS 

Always 
1969- 1965- 1960- 1950- 1949, lived 
1970 1968 1964 1959 Before there Total 

Ocean Beach 53% 27% 8% 7% 4% 1% 100% 

City 36% 32% 14% 12% 3% 3% 100% 

Ocean Beach has a significantly higher rate'of resident turnover than 
the whole City, even while the number of persons has remained stable; 
This is in keeping with the community's function as a summer tourist 
haven, with high rents forcing out many winter residents. This turnover 
rate is augmented by the high proportion of college students and navy 
men in the population, since both these are relatively mobile. About 
14% of all men and women in Ocean Beach are in college, and nearly 95% 
of those are below the age of 35. 13% of all Ocegn Beach men are in the 
armed services. 

Source: 1970 U.S. Census of Population 
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TABLE III 

POPULATION BY SEX AND AGE 

MALE: 0-5 5-10 10-15 15-20 20-25 25~35 35-45 45-55 55-65 65-75 Older 

Ocean Beach 7% 3% 3% 6% 25% 28% 7% 8% 6% 5% 2% 

City 8% 9% 9% 13% 14% 13% 11% 10% 7% . 4% 2% 

FEMALE: 0-5 5-10 10-15 15-20 20-25 25-35 35-45 45-55 55-65 65-75 Older 

Ocean Beach 7% 3% 3% 8% 23% 14% 8% 10% 9% 8% 7% 

City 8% 9% 9% 9% 10% 13% 11% 11% 9% 6% 5% 

Table III's breakdown by age and sex, comparing the City and 
Ocean Beach, shows how those in the 20 to 35 year range make up the bulk 
of the beach community. This group of young adults is made up of not 
just students and navy men, but by many other types as well, including 
young married couples and single persons. 

Also significant is the proportion of senior citizens in Ocean Beach. 
Most of these are long-term residents, often with considerable emotional 
and material investment in the community. Thus, Ocean Beach in its 
population composition is similar to many modern urban neighborhoods 
where senior citizens and younger adults, for various economic and 
social reasons, make their homes in the same area. 

Source: 1970 U.S. Census of Population 



White 

Ocean Beach 89% 

City 76% 

TABLE IV 

POPULATION BY RACE 

Black 

.5% 

8% 

Spanish 
American 

9.9% 

13% 

Others Total 

1.5% 100% 

3% 100% 

As shown in Table IV, Ocean Beach is a racially homogenious community. 
In both Ocean Beach and the City as a whole, the largest racial minority 
is those of Spanish American heritage. Those minority persons who do 
live in Ocean Beach are concentrated in the northwest section, the area 
with the heaviest youth composition and highest rate of resident turnover. 

Such a lack of racial and ethnic variety, however, does not mean a 
cultural dullness for this.beachside community. A number of social 
factors, including the wide separation of dominant age groups, the wide 
scope of sub-cultural types, and the rapid rate of population turnover 
in Ocean Beach are responsible not only for much of the unsettledness of 
the community but also for much of the dynamic attraction and "charm" 
which visitors come to experience. 

Source: 1970 U. s. Census of Population 
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TABLE V 

TYPE OF FAMILY AND NUMBER OF CHILDREN 

Husband-Wife Families 
Children per Family 

Families with Other Male Head 
Children per Family 

Families with Female Head 
Children per Family 

ALL FAMILIES 
Children per Family 

Ocean Beach 

83% 
.5 

3% 
.5 

14% 
1.1 

100% 
.6 

TABLE VI 

RATIO, UNRELATED PERSONS PER FAMILY 

City 

84% 

2% 

14% 

100% 

Unrelated persons per family 

Ocean Beach 1.2 

City .8 

1.2 

0 7 

1.6 

1.2 

Table V compares community and city-wide statistics for family type and 
composition. The City and Ocean Beach have almost identical proportions 
of the three different family types, as well as nearly equal proportions 
of married adults living together to the whole population (Ocean Beach = 
.26; City= .25). Despite this, Table VI shows that Ocean Beach has 
many more non-family persons than the city. For every 100 families, the 
city has about 80 non-family persons while Ocean Beach has about 120. 
This is possible because Ocean Beach has far fewer children per family 
(.6) than does the city (1.2). Thus, while Ocean Beach is an enclave 
for single young adults and non-family persons, it has as many families, 
proportionally, as the city. Significantly, as many of those families 
are in the 20-35 year range as the other age ranges in Ocean Beach. 

Source: 1970 U.S. Census of Population. 



TABLE VII 

EDUCATION: YEARS OF SCHOOL 
COMPLETED, PERSONS 25 YEARS AND OLDER 

Ocean Beach City 

None 1% 1% 

Elementary: 1-4 years 1% 2% 

5-7 years 5% 5% 

8 years 8% 8% 

High School:l-3 years 18% 17% 

4 years 31% 33% 

College: 1-3 years 18% 18% 

4 years 18% 18% 

Total 100% 100% 

Median Years Completed 12.6 12.5 

% High School Graduates 68% 56% 

Source: 1970 Census of Population 
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Families 

TABLE VIII 

EMPLOYMENT STATUS: PERCENT OF 
TOTAL WORKING FORCE IN PROFESSIONAL, TECHNICAL 

MANAGERIAL, ADMINISTRATIVE, AND KINDRED POSITIONS. 

Ocean Beach 29% 

City 30% 

TABLE IX 

INCOME STATUS: MEAN INCOME OF 
FAMILY UNITS AND NON-FAMILY PERSONS. 

Ocean Beach City 

Unrelated individuals' 

$7,490 

$4,396 

$6,022 

$11,664 

$ 3,950 

$ 8,205 Both 

The above tables on education, employment and income show that Ocean 
Beach, while a community of somewhat higher education than San Diego as 
a whole, nevertheless is a community of no higher employment status and 
considerably lower income. 

This is undoubtedly due to the large number of young, not yet established, 
adults in the community and is augmented by the relatively large propor­
tion of senior citizens. Neither of these two groups can be expected to 
be among the highest income producers. Table IX shows income levels for 
families, non-family persons, and for the total combined. It illustrates 
that while Ocean Beach as a whole has a lower income level than the 
City, non-family persons, who make up a considerable portion of the 
community, have an income somewhat higher than their counterpart city­
wide. Families in Ocean Beach, however, make considerably less in 
yearly income than the City average. The younger age of married couples 
in the community, relative to San Diego, undoubtedly is a large deter­
minant of this lower level of family income. 

Source: 1970 Census of Population. 



Ocean Beach 

City 

~ 

Car 

76% 

67% 

TABLE X 

MEANS OF TRANSPORTATION TO WORK 

Passenger in 
Private Car 

11% 

9% 

Bus 

3% 

3% 

~Th Oilier 

5% 4% 

14% 5% 

Work at 
Home 

1% 

2% 

San Diego is heavily auto oriented in its means of transportation. 75% 
of the City's workers get to work in either their own car or a car pool. 
Although Ocean Beach as a community is much more pedestrian-oriented, 
the great majority of persons in the community who work must travel 
outside the area to get to their jobs. Ocean Beach, although it has an 
attractive and quaint commercial sector, is primarily a residential area 
and cannot provide en~ugh jobs to employ its working residents. Conse­
quently, 86 percent of those who live in Ocean Beach and work get to 
their jobs in private cars. Significantly, over 14% of all City workers 
walk to work while only 5% of those in Ocean Beach do. 

Source: 1970 U.S. Census of Population. 
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Total No. of 
Occupied Units 

Ocean Beach 5,669 

City 235,656 

TABLE XI 

HOUSING: TENURE* 

Cooperatives or 
Owned Condominiums 

18% 0% 

51% 1% 

Rented, 
Cash 

81% 

47% 

Rented, 
Not Cash 

1% 

1% 

*Note: This particular table will reflect a change in the condominium 
category when updated to 1974, since these in Ocean Beach are 
a growing phenomenon. However, the basic indications of this 
table discussed below remain the same. 

Table XI illustrates that while San Diego is still a City largely of 
owner-occupied single family homes, Ocean Beach is one community where 
82% of all living units are rented. Absentee landlordism is also common 
in the community. Consequently, the problems and concerns on both 
residents and property owners in Ocean Beach are quite different from 
those of the average San Diegan in areas such as the upkeep and costs of 
upkeep of any particular unit, and the use of property as purely a 
speculative medium. 

Source: 1970 U.S. Census of Housing 



TABLE XII 

HOUSING: STRUCTURE AGE BY 
YEAR STRUCTURE BUILT, 

PERCENT OF ALL OCCUPIED UNITS 

1969- 1965- 1960- 1950- 1940- Before 
1970 1968 1964 1959 1949 1929 

Ocean Beach 6% 10% 12% 31% 22% 19% 

City 6% 10% 14% 28% 17% 25% 

Ocean Beach is one of the older residential communities in San Diego. 
Table XII illustrates the fairly even rate of new unit construction over 
the years, which has resulted in a wide variety of housing types and 
architectural styles from beach cottages, to small single family homes 
and duplexes, to condominiums and block apartments. Together with the 
variety and individuality of landscaping designs which are evident in 
Ocean Beach, this range of housing type and design provides housing 
suited to the desires of many different types of people, and adds to the 
charm of the community. 

Source: 1970 U.S. Census of Housing. 
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TABLE XIII 

PERSONS PER UNIT 

Ocean Beach 2.0 

City 2.9 

TABLE XIV 

PERSONS PER ROOM 

.5 .51-.75 . 76-1.00 1. 01-1.5 1.51-2.00 2.01 Total 

Ocean Beach 57% 26% 13% 2% 1% 1% 100% 

City 51% 23% 19% 5% 1% 1% 100% 

Although Ocean Beach is one of the most densely developed communities in 
the City in terms of dwelling units per acre, it has significantly fewer 
persons per home or apartment. Even though the average dwelling unit in 
the community'has fewer rooms than the City-wide average, there are 
still appreciably fewer persons per room in Ocean Beach than in the City 
generally. This is a natural consequence of the smaller family size 
(fewer children per family) and the large number of single persons in 
the community. 

Source: 1970 U.S. Census of Housing. 



TABLE XV 

RATE OF HOUSING OCCUPANCY 

Total Units Occupied Units Occupied/Total 

Ocean Beach 6,070 5,669 93% 

City 241,010 227,006 94% 

Housing in Ocean Beach tends to be a seller's market, with a high percentage 
of total year-round housing units occupied. 

Source: 1970 U.S. Census of Housing. 
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TABLE XVI 

OWNER-OCCUPIED HOME VALUES 

Ocean Beach City 

Total No. of Units 86.8 105,550 

$5000 and less 1% 1% 

5000-7499 2% 1% 

7500-9999 4% 2% 

1000-14999 20% 10% 

15000-19999 28% 24% 

20000-24999 23% 25% 

25000-34999 15% 21% 

35000-49999 5% 11% 

50000 up 2% 6% 

TOTAL 100% 100% 

MEDIAN $19,402 $22,500 
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TABLE XVII 

RENTAL VALUES 

Ocean Beach City 

Total No. of Units 4630 111,338 

$30 and less 1% 1% 

30-39 1% 1% 

40-59 2% 5% 

60-79 10% 14% 

80-99 17% 17% 

100-149 49% 38% 

150-199 16% 15% 

200-249 2% 4% 

250 and up 1% 3% 

No cash rent 1% 2% 

TOTAL 100% 100% 

MEDIAN $119 $113 

These tables on home values and rents show that, while the value of 
single family homes in Ocean Beach are somewhat less than the City 
average, rental costs in the community are appreciably higher. Keeping 
in mind that both types of dwelling units are smaller in both lot size 
and number of rooms than the City norm, this means that the average 
resident in Ocean Beach is paying for living in a desirable, beach-side 
community. 

Due to factors of r1s1ng construction costs and new City building require­
ments, new construction has reached somewhat of a moratorium during the 
last fiscal year. With the growing condominium phenomenon,, however, and 
as the national and local economies permit profitable new building, both 
rental costs and the price of buying a new home in Ocean Beach should be 
expected to increase. 

Source: 1970 U.S. Census of Housing. 
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Coast Commission 

Included, herein, is a summary of the general findings and goals of the 
California Coastal Plan. The Plan, as of this printing, has yet to be 
submitted to the State Legislature. They may accept, amend, or reject 
any of its findings. The specific impact of the Plan upon Ocean Beach 
can be explained by calling the San Diego Coast Regional Commission. 

MAJOR FINDINGS AND POLICY RECOMMENDATIONS 

The essence of the Coastal Plan is that the coast should be treated not 
as ordinary real estate but as a unique place, where conservation and 
special kinds of development should have priority. Coastal resources 
are limited; meeting human needs while safeguarding the coast will 
require special measures. 

The Plan's 162 policy recommendations form the framework of a managment 
program concerned with both natural and manmade coastal resources. 

The Plan actively promotes: productive agriculture, viable communities 
and neighborhoods, expansion of commercial fishing activity and 
fisheries research, acquisition of additional parklands, restoration 
of degraded coastal environments, and continued development of 
existing ports and marinas. 

The Plan seeks to achieve balance where there is a competition 
among goals, such as where increasing coastal access competes with 
resources protection, where economic development conflicts with 
conservation, where urban expansion competes with the retention of 
natural areas, or where short-run gains result in the forfeiture of 
long-run economic benefits. 

The Plan is highly restrictive in its control over the dredging and 
filling of coastal wetlands, its protection of areas of unusual 
natural or historic value, and in its regulation of activities that 
involve substantial environmental risk or the loss of productive 
agricultural or forest lands. 



BASIC GOALS FOR COASTAL PLANNING 

Findings 

The California Coastal Zone Conservation Act declares that the coastal 
zone is a distinct and valuable natural resource, and requires that 
planning for conservation and development be consistent with all of the 
following objectives: 

The maintenance, restoration, enhancement of the overall quality of 
the coastal zone environment, including, but not limited to, its 
amenities and aesthetic values; 

The continued existence of optimum populations of all species of 
living organisms; 

The orderly balanced utilization and preservation, consistent with 
sound conservation principles, of all living and non-living coastal 
zone resources; and 

The avoidance of irreversible and irretrievable commitments of 
coastal zone resources. 

Policy 

The basic goals for conservation and .development in the coastal zone 
shall be: 

(1) protect, enhance, and restore the natural resources of the 
coast; 

(2) protect, enhance, and restore the manmade resources of the 
coast - the special communities and neighborhoods that have 
unique cultural, historic, and aesthetic qualities; 

(3) give priority to coastal-dependent development - uses of land 
and water that by their very nature require coastal sites -
over other development on the coast; 

(4) maximize access to the coast for people of all income ranges, 
consistent with the protection of coastal resources; and 

(5) encourage orderly, balanced development that avoids wasteful 
sprawl by concentrating new growth in already-developed areas 
with adequate public services or in other areas near major 
employment centers consistent with resource protection 
policies. 
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Partial 
Development Criteria* 

OCEAN BEACH 

*Dwelling units permitted on typical lots. 
DU/AC additional criteria may be required. 

1 Unit/ 
1750 sq. ft. 

Lot Size (25 DU/AC) 

25 X 100 
f-~--------

1 
(2500 sq. ft.) 

50 X 100 2 ---------(5000 sq. ft.) 

25 X 140 '--------- 2 
(3500 sq. ft.) 

50 X 140 4 ---------(7000 sq. ft.) 

Ill U 1111111111 1111111111111 
40 X 100 2 --------
(4000 sq. ft.) 

40 X 86 . 1 ---------(3440 sq. ft.) 

25 X 129 1 -------·-
(3225 sq. ft.) 

For development at 38 
See page 16. 

1 Unit/ 
1150 sq. ft. 

(38 DU/AC) 

2 

4 

3 

6 

11111111111 
3 

2 

2 
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-OCEAN BEACH 

Illustrative or typical density proposal 
25 dwelling units/acre (one unit for every 1750 sq. ft. lot area) 

: 
I 
I 
I 

1--+--+-1 _, 
I 
I 
I 
I T,_ _ _J 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
: 2 units 

I 
I 
I 
I 
I 

140' 

Probable 
development 

A 2 story build~ng, 
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or 
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A 2 story unit, 
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maximum floor area, 
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having a maximum 
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FAR- .7 
Parking - 2 spaces/unit, tandem acceptable but only w/alley access. 
Yards -front - 15' 

interior side - 3 1 

rear - o' except as required for auto maneuverability 
Height- 24' with a maximum of 2 stories 
Landscaping - 20% of the total lot, 60% of the required front yard 
Lot coverage - 50% 
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OCEAN BEACH 

Illustrative or typical density proposal 
38 dwelling units/acre (one unit for very 1150 sq. ft. lot area)* 
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25' 

FAR = 1.0 

Probable 
development 

A 3 story building 
with 3 units, each 
having 1150 sq. ft., 
or 
A 2 story building 
having 3 units, one 
with a maximum of 
1750 sq. ft. and 2 
with a maximum of 
825 sq. ft. 

Probable 
development 

A 3 story building 
with one unit on the 
1st and one on the 
2nd & 3rd floors, 
or 
A 2 story building 
with one unit per 
floor with a maxi­
mum size of 1250 
sq. ft. each. 

I I 
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I I 
I 2 units I 
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W-----, 
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25' 

Parking - 2 spaces/unit, tandem acceptable but only with alley access. 
Yards- front - 15' 

interior side- 3' (one or two stories), 4' (3 stories) 
rear - O' except as required for auto maneuverability 

Height - 35' with a maximum of 3 stories 
Landscaping - 20% of the total lot. 60% of the required front yard. 
Lot coverage - 50% 

*See qualifications regarding other criteria that may be required, 
page 16. 
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Population Yield 

Existing Data 

The community is divided into three distinct residential areas, namely 1 

the northern, southern, and eastern areas. The north area is west of 
Sunset Cliffs Boulevard and north of the Newport commercial center. The 
south area is also west of Sunset Cliffs but is south of the Newport 
commercial center. All the area east of Sunset Cliffs is the east area. 

The existing data is: 

TABLE I 

Average 
Net Household 

Acres Acres DU's Pop. Size DU/AC 

North 82.0 2300 4600 2.0 27.7 

South 58.0 1650 3000 1.8 28.5 

East 140.0 1950 3500 1.8 14.0 

Total 280.0 5900 11,100 

Methodology 

As outlined in the plan, only two distinct density proposals exist 
based on the development of the present lot sizes. These are 25 
and 38 dwelling units per acre. Combinations of these applied 
to each area represent all possibilities for potential population 
within the community. 

North South 

(Existing) 27 28 

25 25 

25 38' 

38 25 

38 38 



The possibility of 25 DU/AC may appear odd given that both the north and 
south areas are presently developed to a higher density. This exists 
due to the fact that in both areas many lots are presently developed to 
less than 25 DU/AC. An increase in population, therefore, is still 
possible at the 25 DU/AC proposal. 

Computations have been made as to the number of additional units that 
would be permitted to develop for the different density proposals. In 
summary we have: 

TABLE 2 

Comb. Acres DU Pop. East DU East Pop. Total Pop. 

Exist 140 3'950 7600 1950 3500 11,100 

25-25 140 4100 8200 1950 3500 11,700 

25-38 140 4620 9250 1950 3500 12,750 

38-25 140 4775 9550 1950 3500 13' 050 

38-:-38 140 5300 10,600 1950 3500 14,100 
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Economics of Taxation 

The purpose of this appendix is to detail the impact that various 
taxation policies and procedures have upon land development and ownership 
patterns in Ocean Beach. Some of this material serves as a basis for 
proposals included in the Precise Plan. 

COUNTY ASSESSMENT PROCEDURE 

The County of San Diego's Assessor's Office is vested with the authority 
to assess all real and personal property in the County. The assessor is 
charged with the responsibility of providing equity of assessment. 
Similar properties similarly located must be equally assessed. A number 
of methods are used in order to de~rmine the best estimate of market 
value. A sales method reviews sales of properties having similar charac­
teristics such as use, age, condition, square footage, and location. A 
capitalization of income method can be used on rental properties. By 
using this method the monthly rent schedule is multiplied by an assigned 
factor to determine market value as indicated by the income of the 
property. Replacement costs methods involve detailed measurements of 
the buildings and other improvements on the property. When the total 
improvement costs are thus determined, they are depreciated according to 
their age and condition. 

Land value is usually assessed on a square foot, front foot on per acre 
basis. Pertinent data for land comparisons are such things as zoning, 
location, topography, accessability, and view. Location and zoning are 
generally the two major factors influencing land values. When the values 
for land and improvements are determined, they are combined to form a 
total property value. · 

The State Board of Equalization sets forth the standards for assess­
ments. Basically, all property is assessed at 25 percent of its "fair 
market cash value." For example, if in the opinion of the assessor, a 
property has a fair market value of $20,000 then the assessment would be 
25 percent or $5,000. The assessor's interpretation of fair market 
value, however, tends to be as much as 20% lower than the actual sales 
prices because of the 2 or 3 year lag in assessments behind actual 
market activity. The County Board of Supervisors, after receiving the 
yearly budgets of the various taxing agencies, determines the necessary 
tax rates. These tax rates are the dollar levy for each $100 of assessed 
valuation. At the present time the total is about $10 per hundred. This 
would mean a tax bill of about $500 for a property with a fair market 
value of $20,000 assessed at $5,000. 



FEDERAL AND STATE INCOME TAXATION 

While local tax assessments vary according to the character of the 
property, federal taxes vary principally with the income of the taxpayer. 
Two provisions of federal taxation have a direct impact upon the process 
of land development. First, accelerated depreciation for rental and 
business buildings encourage the development of those types of buildings. 
Further, because there is more evidence of improvement value (such as 
construction costs and repair bills) local assessors may tend to allocate 
more of the total value to the building which can result in an under­
assessment on the land, which is not depreciable. 

Second, the capital gains tax provision provides an incentive for land 
speculation. Profits of land held for 6 months or more are subject to 
federal long term capital gains taxation at about one-half of the rate 
for regular income. Thus there is a built-in inducement for upper 
income groups to invest in land in order to enjoy these tax benefits. 

MARKET IMPACT UPON DEVELOPMENT 

The free interplay of the real estate market in Ocean Beach has a 
tremendous impact upon the nature of development. Private land use 
decisions are seldom based upon community goals but rather upon maxi­
mizing the individual's return on a given piece of property. The result 
of this kind of motivation takes the form of either intense development 
or pure speculation. In speculating, property is held with the hope 
that increases in value will result in a considerable profit on the 
original investment when it is eventually sold. If the property contains 
minor improvements, they may be left to deteriorate because the eventual 
redevelopment of the property would involve their removal anyway. The 
value of property is in the land, not the improvements. Any minor 
improvement to the property, then, would not be recovered financially 
when the property exchanged hands. In Ocean Beach, this results in a 
large number of inexpensive residential dwelling units that will continue 
in use until the cost of owning the property (taxes, maintenance, mortgage) 
becomes greater than the income, at which time it will either be renovated 
or redeveloped in order to increase the economic return. Another stigma 
upon redevelopment involves present structures that are built to a 
greater intensity than the new regulations would allow. These structures 
are likely to remain because redevelopment would result in less intensive 
use of the property. 

There is some question, however, as to whether assessments should be 
permitted to continue to rise in line with market activity. These 
assessments are about the only control available upon the free market in 
Ocean Beach. An undesirable result of increasing assessments is that 
property serving a need in its present use is sometimes forced into 
development or redevelopment. An example of this might be the need for 
lower cost housing in the case of developed property. These needs are 
usually not realized because these types of uses provide an insufficient 
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return on the land. In other cases, an owner desiring to keep property 
simple to live on may be forced to sell because of rising taxes. Because 
of these types of situations, it is necessary to study the feasibility 
of adjusting assessments so that they might be used to influence land 

·use decisions in line with adopted community goals. 

Ocean Beach is affected continuously by the types of economic pressures 
described above. Decisions on the nature and timing of development 
activity are predicated on market conditions. Rarely can a decision be 
made based simply upon whatever is "best" for the community. It is 
possible, however, to use the process of taxation to change development 
patterns, at least to a minor extent. This possibility needs to be 
investigated fully. 



San Diego River Dredging 
Study Objectives 

The objectives of this study were to determine the need for dredging the 
mouth of the San Diego River and to review, evaluate, compare and rank 
the various aspects of sand disposal in'order to obtain the most beneficial 
use of a valuable natural resource. 

The basis for comparison and ranking of the alternative plans was the 
ability of each to achieve City, regional and coastal goals, and to 
satisfy engineering, economic, planning and environmental objectives. 

Description of Alternative Plans 

The evaluation of the need to dredge the San Diego River mouth and five 
alternative plans concerning the use of the sand are evaluated and , 
compared in this report. The possibility of not dredging the channel 
and its consequences has been discussed with oceanographers and Army 
Corps of Engineers personnel, and the results of these discussions are 
included. 

In brief, the five alternatives are described as follows: 

1. Status Quo (no action alternative) - No dredging would be done, 
leaving the river mouth in its present condition. 

2. Mission-Pacific Beach Replenishment - Approximately 600,000 cubic 
yards of soil would be dredged from the San Diego River mouth and 
transported by pipeline to construct and replenish beaches between 
Tourmaline Canyon and Pacific Beach Drive in Mission-Pacific Beach. 

3. Mission Bay Park - Beach Construction, Replenishment and 
Stockpiling - approximately 600,000 cubic yards of sand would be 
dredged from the river mouth and transported by pipeline to a City­
owned parcel east of Seaworld for stockpiling. Sand would be 
transported by truck from the stockpile area to construct an addi­
tional beach in the Crescent Cove area of Mission Bay Park, between 
the Catamaran Hotel and Moorland Drive, upon the determination, in 
1976, that this area is to be used for public beach. Remaining sand 
from the stockpile area would be used to dress up existing beach 
areas in the park. 

4. Sunset Cliffs Shoreline - Groin and Beach Construction in 
Ocean Beach between Santa Cruz and Osprey Streets -
Approximately 600,000 cubic yards of sand would be dredged from the 
San Diego River mouth and transported by pipeline to construct a 
beach between Santa Cruz and Osprey Street in Ocean Beach. Four 
quarry rock groins would also be built, to retain this beach in the 
segment of shoreline. As additional 120,000 cubic yards of sand, 
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needed for completing this beach, would be pumped either from 
offshore or from future Mission Bay Channel dredging. 

5. Shoreline of former USIU - Cal Western Campus - Groin and 
Beach Construction - Approximately 600,000 cubic yards of sand 
would be dredged from the river mouth, stockpiled south of the 
lease, then transported by truck to construct a beach approxi­
mately 1400 feet in length. The remaining sand would be 
pumped to a City-owned parcel east of Seaworld, for stockpiling 
and future beach replenishment in Mission Bay Park. 



Parking Reservoir-Financial Analysis 

The capital costs for a 1,000 car surface parking lot would be $500,000. 
The land area needed is 7~ acre's. Operating costs are $100,000 per 
year. The tram system, or 2 mini-busses would cost $70,000. The operating 
cost would be $60,000 per year, assuming that the service is provided 10 
hours per day, 30 days per month, at an average of 12 miles covered per 
hour. Amortizing the capital costs at 7% for 30 years, and adding this 
to the annual operating cost yields a total annual cost of $200,000 per 
year. Assuming further that there are 6,500 private parking spaces (~ 
per person) to be surcharged, this would cost about $30 per (private) 
parking spa~e per year. (Any fees charged to the user would defer costs 
of the system, but would also decr~ase patronage.) 
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On November 25, 1980, the San Diego City Council 
adopted the Ocean Beach Precise Plan Local ·Coastal 
Program Addendum by Resolution Number 253199, and 
thereby Incorporated the Addendum into the Ocean 
Beach Precise Plan. 
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I. INTRODUCTION 

Background 

The Peninsula Community Plan adopted in June 1968, 
recommended the preparation of a precise plan for the 
community of Ocean Beach. As a result, several planning 
efforts were undertaken involving community groups and The 
City of San Diego Planning Department staff, which 
culminated in the ocean Beach Precise Plan. On April 2, 
1975, the Planning Commission approved the precise plan 
under Resolution No. 277. Subsequently on July 3, 1975, 
the San Diego City Council adopted the Ocean Beach Precise 
Plan and concurrently amended the Pen·insula Community Plan 
under Resolution No. 213739. 

During the preparation of the precise plan, the voters of 
the State of California approved the Coastal IL.'' 'ative 
(Proposition 20) in November 1972. The goals and 
objectives embodied in the initiative and resultant 
guidelines were incorporated into the Ocean Beach Precise 
Plan as they became available prior to the Plan's adoption 
in 1975. Subsequently, the California State Legislature 
approved the California Coastal Act of 1976, which went 
into effect on January 1, 1977. In addition to giving 
permanence to the State Coastal Commission, Section 30500 
of this act requires that the local government prepare a 
Local Coastal Program (LCP). The preparation of the LCP 
is intended to bring the local government~ planning 
process into conformance with the policies and provisions 
of the Coastal Act. The LCP process can be broken down 
into three relatively distinct phases: issue 
identification, land use plan, and implementing 
ordinances. As permitted by the Coastal Act, the City has 
chosen to segment its total LCP. The Ocean Beach Precise 
Plan is one such segment. 
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Land Use (Precise) Plan 

On October 2, 1979, The City of San Diego submitted its 
existing 1975 Ocean Beach Precise Plan as the Land Use. Plan 
portion of the LCP to the California Coastal .Commission for 
the Commission's review and certification, as required by 
Section 30512 of the Coastal Act. In addition to this Plan, 
the City presented supportive reports identifying areas in 
the Plan which addressed the identified issues. 

On May 22, 1980, the State Coastal Commission certified the 
land use plan as a segment of the City's overall LCP. As 
part of the Coastal Commission's certification, several 
conditions of approval were imposed adding further plan 
specificity and clarification. This Addendum was developed 
in response to those conditions in order to further clarify 
objectives and implementation guidelines existing in the 
Plan, and to provide the specificity required by the Coastal 
Commission. · 

The Addendum is structured to address,· specifically, issues 
discussed in the following elements of the Precise Plan: 
Residential Land Use and Housing, Commercial, Public 
Facilities, Transportation, and Community Appearance and 
Design. The areas requiring more detailed background 
information and specificity within the context of the 
adopted Plan elements, as translated into Coastal Act policy 
terminology, include: 

' 1. Shoreline Public Access (Public Facilities Element, 
Transportation Element, and Community Appearance and 
Design Element) 

2. Recreation 4nd Visitor-Serving Facilities (Public 
Facilities Element, Commercial Element, and Community 
Appearance and Design Element) 

3. Shoreline Development (Public Facilities Element) 

4. Locating and Planning New Development (Residential 
Land Use and Housing Element, Transportation Element 
and Commercial Element) 

5. Coastal Visual Resources (Community Appearance and 
Design Element, Residential Land Use and Housing 
Element, and Commercial Element) 

In this Addendum, the discussion of these issues will focus 
on the Precise Plan references, goal and recommendation 
specificity, and clarification of future implementation 
techniques. 
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Coastal Conservancy Assistance 

It is recognized that certain resource areas in the Ocean Beach 
community may require further public attention to ensure their 
protection and. enhancement. Included in this concern are: 

1. Areas where unused and/or subdivided lots require 
consolidation or redesign to permit appropriate land uses; 

2. Sensitive coastal resource areas which are experiencing 
some form of deterioration or development pressure; 

3. Degraded or less than pristine wetlands; and 

4. Areas which are well suited for visitor-commercial and 
recreational facilities. 

The State Coastal Conservancy should be considered for possible 
assistance in addressing these and other concerns which are 
discussed throughout the LCP. 
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II. SHORELINE PUBLIC ACCESS 

Section 30500(a) of the Coastal Act requires a specific 
public access component in the land use plan. The 
following discussion incorporates the references to­
coastal access as presented in the 1975 precise plan for 
Ocean Beach·, and amplifies these plan references with 
further ~larification of access ways and implementation 
techniques. 

Background: 

In the Parks and Recreation portion of the.Public 
Facilities Element, the precise plan recognizes the need 
to maintain public access to the beaches. Ocean Beach 
Park is noted as a regional resource utilized by community 
residents, San Diegans in general, and visitors from 
outside the region. In addition, Sunset Cliffs and its . 
street-end beaches are recognized as a shoreline asr~t. 
However, the fragile nature of the natural bluffs is noted 
as a concern in constructing public access improvements in 
these areas. The possible conflict petween optimal public 
accessibility and maintenance of the •neighborhood" 
atmosphere is cited in relation to the park, beach, and 
cliff resources of the community. 

In the Transportation Element, the Plan outlines the 
problem of •a street system designed years too soon to 
anticipate the nature of present demands.• The automobile 
is de-emphasized as the major means to accommodate future 
increases in the intra-community and area-wide traffic. 
Parking, transit, and bikeway-proposals focus on the 
transport of beach users to the ocean edge. 

The Plan also discusses the preservation and enhancement 
of the natural environment and the physical character of 
OCean Beach in the Community Appearance and Design 
Element. Visual access from the community to the 
shoreline is considered an important aspect of carefully 
relating Ocean Beach to the coast. 

The locations of shoreline recreational areas and proposed 
transportation services are summarized in Figure 2. This 
figure is a composite of information from Public 
Facilities and Transportation Element maps already 
included in the Precise Plan. 
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Plan Goals: 

wRETAIN AND EXPAND THE SAFE AVAILABILITY OF OCEAN BEACH 
PARK TO THE PUBLIC WHILE RETAINING AND ENHANCING THE 
RESIDENTIAL CHARACTER OF STREETS AND HOMES IN OCEAN. 
BEACH.• (Page 38) 

•DISCOURAGE AUTOMOBILE USE FOR SHORTER INTRA-COMMUNITY 
TRIPS THROUGH THE ENCOURAGEMENT OF PUBLIC TRANSIT, BICYCLE 
AND PEDESTRIAN TRAFFic.• (Page 66) 

•THE DEVELOPMENT OF INCREASED RECREATIONAL PARKING WITH 
MINIMUM DISRUPTION TO THE EXISTING COMMUNITY.• (Page 70) 

•THE CONTINUING .DEVELOPMENT OF AN EXPANDED 
INTRA-COMMUNITY, MINIMUM COST, PUBLIC-TRANSIT SERVICE IN 
ORDER TO-TRANSPORT BEACH USERS FROM THEIR AUTOMOBILES TO 
THE WATER AND TO DISTRIBUTE RESIDENTS THROUGHOUT THE 
COMMUNITY." (Page 73) 

"TO DEVELOP AN INTRA-COMMUNITY BIKEWAY NETWORK THAT LINKS 
THE VARIOUS ACTIVITY CENTERS WITHIN OCEAN BEACH.• 
(Page 76) 

"TO PROTECT, PRESERVE, AND ENHANCE THE NATURAL ENVIRONMENT 
OF OCEAN BEACH." (Page 81) 

Plan Recommendations: 

A. General Access 

•THAT ALL BEACHES BE EASILY ACCESSIBLE TO THE GENERAL 
PUBLIC." (Page 42) 

"THAT PUBLIC ACCESS TO BEACHES AND THE SHORELINE BE 
PROTECTED, FIRST BY CLEARLY ESTABLISHING PUBLIC ACCESS 
AND USE RIGHTS, AND SECOND BY REQUIRING NEW 
DEVELOPMENTS TO PROVIDE VISUAL AND PHYSICAL ACCESS." 
(Page 42) 

The Plan discusses establishing public access in 
greater detail: 

•FURTHER, (1) PUBLIC ACCESS FROM THE NEAREST 
PUBLIC THOROUGHFARE TO THE COASTLINE SHOULD BE 

, PROVIDED IN NEW DEVELOPMENTS (BY THE DEDICATION OF 
AN ACCESS EASEMENT OR FEE TITLE TO AN ACCESS WAY 
TO A PUBLIC AGENCY OR BY THE RECORDING OF A DEED 
RESTRICTION GUARANTEEING ACCESS ACROSS THE 
PROPERTY) 1 OR ( 2) WHERE ADDITIONAL PUBLIC ACCESS 
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IS INAPPROPRIATE (E.G. WHERE ADEQUATE ACCESS 
EXISTS NEARBY, WHERE TOPOGRAPHY MAKES ACCESS 
DANGEROUS, WHERE THE PROPOSED DEVELOPMENT OR 
DIVISION OF LAND IS TOO SMALL TO INCLUDE AN ACCESS 
WAY, OR WHERE THE 'COASTAL RESOURCES ARE TOO 
FRAGILE TO ACCOMMODATE GENERAL PUBLIC USE), THE 
DEVELOPER SHOULD PAY AN "IN LIEU" FEE EQUAL TO THE 
COST OF OBTAINING REASONABLE ACCESS AT FAIR MARKET 
VALUE ACROSS THE PROPERTY, TO A FUND FOR THE 
ACQUISITION OF PUBLIC ACCESS ELSEWHERE.• 
(Page 39) 

"THAT A REGIONAL ACCESS AND USE MANAGEMENT SYSTEM, AS 
PROPOSED BY THE COAST REGIONAL COMMISSION, BE 
INSTITUTED.• (Page 42) 

The Plan calls for the regulation of "BEACH ACCESS AND 
. USE THROUGH THE NUMBER AND LOCATION OF PUBLIC 

IMPROVEMENTS SUCH AS ACCESS POINTS, STAIRWAYS, AND 
PARKING AREAS." (Pages 39-40) 

B. Trails 

"THAT ACCESS DOWN THE CLIFFS BE LIMITED TO SAFE, 
NATURAL TRAILS IN STABLE GEOLOGIC AREAS, AND EXISTING 
TRAILS RECEIVE IMPROVEMENTS ONLY WHERE NEEDED TO INSURE 
SAFETY." (Page 42) 

The Plan states that any trail improvements 
should respect the integrity of the natural 
bluffs. (Page 40) 

c. Parking Provisions 

"THAT BEACH USER PARKING BE ACCOMMODATED THROUGH THE 
DEVELOPMENT OF A PARKING RESERVOIR AT THE NORTHERN 
ENTRANCE TO OCEAN BEACH, AND THAT A SHUTTLE SERVICI: BE 
USED TO TRANSPORT PEOPLE FROM THEIR CARS TO THE 
BEACH." (Page 72) 

The Plan explains: "THE PARKING RESERVOIR 
CONCEPT IS PROPOSED IN LIEU OF THE EXPANSION OF 
PARKING DIRECTLY ON THE BEACH, WHICH WOULD REMOVI: 
DESIRED BEACH AREA WHILE CREATING VISUAL BLIGHT 
ADJACENT TO THE COAST. SUCH A RESERVOIR MUST BE 
DEVELOPED IN CONJUNCTION WITH SOME FORM OF 
MINI-BUS SERVICE TO THE BEACH IN ORDER FOR IT TO 
BE EFFECTIVELY USED." (Page 39) 
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and, 11RATHER THAN ENCOURAGING THROUGH TRAFFIC OR 
PRE-EMPTING LAND ADJACENT TO THE BEACH FOR 
ADDITIONAL PARKING, RESERVOIRS SHOULD BE 
ESTABLISHED AT.THE ENTRANCE TO THE COMMUNITY." 
(Page 71) The Plan proposes the sunset-Nimitz 
Triangle as a joint public park and·parking 
reservoir, with transit and pedestrian linkages. 

11THAT, UPON DEVELOPMENT OF PARKING RESERVOIRS AT THE 
FRINGE OF THE COMMUNITY, PUBLIC TRANSIT BE IUSTITUTED TO 
TRANSPORT BEACH USERS FROM THEIR CARS TO THE BEACH." 
(Page 74) 

D. Transit 

The Plan notes that this could be part of the 
intra-community transit service and could link the 
area-wide transit system. 

E. Bikeways 

11 THAT A BIKEWAY BE MARKED ADJACENT TO THE COAST THE 
ENTIRE LENGTH OF OCEAN BEACH." (Page 77) 

The Plan describes the bike route in detail: 

11THE PRIMARY NEED AT PRESENT IS FOR A NORTH/SOUTH 
BIKEWAY THROUGH OCEAN BEACH ALONG THE COASTL~NE. THIS 
ROUTE SHOULD BE ESTABLISHED AS CLOSE TO THE COAST AS 
FEASIBLE. THIS CAN BE ACCOMPLISHED BY DEVELOPlNG THE 
FACILITY ALONG THOSE STREETS AND ALLEYWAYS THAT ARE 
IMMEDIATELY ADJACENT TO THE COAST. SHOULD PUBLIC LAND 
BE ACCQUIRED IN THE FUTURE ALONG THE BLUFF TOPS, THIS 
WOULD BE THE IDEAL LOCATION FOR A COASTAL BIKE ROUTE. 
ON THE NORTH, THIS BIKEWAY SHOULD CONNECT DIRECTLY TO 
THE PROPOSED LINK ACR.OSS THE' SAN DIEGO RIVER SAND 
PLUG. ON THE SOUTH, IN ORDER TO AVOID STEEP HILLS AS 
MUCH AS POSSIBLE, THE BIKEWAY SHOULD FOLLOW ADAIR 
STREET TO THE EAST AND THEN PROCEED SOUTH ON SANTA 
BARBARA STREET. 11 (Page 76) 

In addition, east/west bike links to the coast are 
proposed. 

F. Visual Access 

11THAT VIEWS AVAILABLE FROM ELEVATED AREAS AND THOSE 
ADJACENT TO THE BEACHES AND OCEAN BE PRESERVED M~D 
ENHANCED WHEREVER POSSIBLE.• (Page 83) 
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In order to properly develop implementation techniques 
and ordinances designed to reinforce the goals and object~ 
of the precise plan in relation to the specificity · 
required by the Coastal Act Local Coastal Program, the 
following additional information and implementation 
techniques are proposed. 

Figure 
public 
Beach. 
access 

3 summarizes the locations of existing and proposed 
access ways to and along the shoreline in Ocean 

The figure is accompanied by a key describing each 
way individually. 

Most of the access points identified are already in 
ex-istence. Some have facilities such as stairs, pathways, 
and parking areas. In addition, existing pathways and 
informal trails provide lateral access in some locations. 
Lateral access is also possible along the sandy area of 
beaches - Ocean Beach Pa1:k and the street-end pocket 
beaches. All of these existing access ways are under the 
jurisdiction of the City's Park and Recreation Department 
and as such they will be maintained by that City 
Department. 

~here are a number of locations where access could be 
provided, or existing access could be improved. A 
proposed project (or projects) to stabilize cliff erosion 
in the Sunset Cliffs area provides an opportunity to 
improve coastal physical access by adding new v~rtical and 
lateral access ways as well as improving existing access. 
Several locations in Figure 3 and the accompanying key are 
identified as potential access ways. Future development 
of these physical access facilities will be undertaken as 
feasible by the City's Park and Recreation Department, in 
coordination with the Coastal Conservancy, and the Army 
Corps of Engineers in the event erosion control measures 
are incorporated. Physical access improvements·could 
include vertical walkways, stairways, and an emergency 
roadway. Maintenance should be coordinated by the City's 
Park and Recreation Department. 

Stabilization and coastal access projects afford the 
additional opportunity to improve visual access at the 
street ends and along shoreline roads. Improvements could 
include attractive fencing, benches, trash receptacles, 
landscaping, paving and walkways, bicycle racks, and 
parking. These improvements could enhance views from 
shoreline developments and streets, and complement 
physical access ways. 
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PUBLIC COASTAL ACCESS 
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~ey to Figure 3 

PUBLIC COASTAL PHYSICAL ACCESS 

1. Existing pedestrian and bike paths on the north and south 
levees of the San Diego River Channel. Several access 
points, including Robb Yield and Ocean Beach Park. 

2. Existing multiple access to and along OCean Beach Park with 
beach and some off-street parking. 

3. Direct public access to ocean Beach Fishing Pier from 
Niagara Street; stair access from parking lot and beach at 
base of pier. 

4. Existing stair access from Niagara Street to boardwalk and 
tidepool areas. 

s. Potential stair access from Narragansett Avenue to beaches. 

6. Existing stair access from Del Monte Avenue and street end 
parking to tidepools at base of cliffs. 

7. Existing stair access from Santa Cruz Avenue to pocket 
beach at base of bluff and to potential lateral walkway 
extending between Bacon Street and Ocean Front alley. 

8. Potential access from Orchard Avenue to pocket beaches in 
vicinity of Del Mar Avenue via potential walkway and stair. 

9. Existing stairway at south end.of CAble Street provides 
access to beach. Potential access .roadway for maintenance 
and emergency vehicles. 

10. Existing stairway at Pescadero Avenue to beach and 
tidepools. 

11. Existing stairway at Bermuda Avenue to beach and tidepools. 

12. Potential stairway at Point Loma Avenue to beach and 
tidepools. · 
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III. RECREATION AND VISITOR-SERVING FACILITIES 

Background: 

In the Parks and Recreation portion of the Public 
Facilities Element, the Precise Plan recognizes the need 
to provide lifeguard services in the active beach 
recreation areas of Ocean Beach. In addition, the need to 
protect beach areas from erosion and to preserve the 
integrity of the natural bluff area is discussed. 

The Plan also contains recommendations for commercial 
facilities in the Commercial Element. Commercial 
development is focussed in three existing commercial 
districts which are to be restricted in area in order·to 
encourage cempactness and to facilitate a pedestriarJ 
orientation. The upgrading of existing commercial 
facilities is encouraged, with proposals that new 
commercial ·development reflect the scale and pedestrian 
orientation of existing development. Visitor-serving 
commercial is not discussed separately from other 
commercial facilities. However, in the Community 
Appearance and Design Element, the Plan stresses 
conservation policies designed to maintain existing 
commercial areas, such as the low-cost motels. 

A. Beaches and Public Recreation 

Plan Goals: 

•PRESERVE THE NATURAL FEATURES AND BEAUTY OF THE 
COASTLINE ADJACENT TO OCEAN BEACH.• . (Page 38) 

Plan Recommendations: 

•THAT IMPROVEMENT OF EXISTING LIFEGUARD FACILITIES, 
NECESSARY TO INSURE PUBLIC SAFETY, BE IMPLEMENTED AS 
SOON AS POSSIBLE.• (Page 42) 

•THAT THE TIDEPOOLS, CLIFFS AND STREET END BEACHES 
BETWEEN THE PIER AND ADAIR STREET BE MAINTAINED IN. A 
NATURAL STATE.• (Page 42) 

In order to properly develop implementation techniques 
and ordinances designed to reinforce the goals and 
objectives of the precise plan in relation to the 
specificity required by the COastal Act Local coastal 
Program, the following additional information and 
implementation techniques are proposed. 
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1. Beach Structures 

o New or expanded permanent lifeguard 
facilities, or other permanent structures, 
should not be permitted on existing sandy 
beach areas, except where it can be found 
that adverse impacts to public beach usage 
are negligible or where public safety 
requires it and no less environmentally 
damaging alternatives exist. 

2. Sunset Cliffs Beaches 

o To protect and enhance the recreational 
value of the existing pocket beaches and 
tidal areas along Sunset Cliffs: 

a. The placement of any revetments, raised 
beaches (backfill), or other permanent 
structures laterally across any pocket 
beach between Orchard Avenue and Adair 
Street, or across the pocket beach at 
the foot of Santa Cruz Avenue, should 
not be permitted. 

b. Additional sandy beach areas should be 
provided as a mitigation for any beach 
areas immediately displaced by erosion 
control structures. 

c. Additional raised beach areas, as may 
be proposed in conjunction with a 
comprehensive cliff stablization 
project, shall be designed to enhance 
the recreational use of the bluff areas, 
and access to such beaches shall be 
provided. 
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. 
B. Visitor-Serving Commercial 

Plan Goalsa 

•THE UPGRADING OF THOSE EXISTING COMMERCIAL FACILITIES 
CHARACTERIZED BY PHYSICAL DETERIORATION AND LACK OF 
MAINTENANCE.• (Page 28) 

Plan Recommendations: 

•THAT THE THREE COMMERCIAL DISTRICTS BE CONTAINED IN 
AREA IN ORDER TO FOSTER COMPACTNESS AND FACILITATE 
PEDESTRIAN ORIENTATION.• (Page 31) 

•THAT THE PHYSICAL APPEARANCE OF THE THREE COMMERCI·AL 
AREAS BE UPGRADED.• (Page 31) 

•THAT SPECIFIC CRITERIA BE DEVELOPED IU ORDER TO 
PRESERVE THE OVERALL SCALE AND CHARACTER OF EXISTING 
COMMERCIAL DISTRICTs.• (Page 84) 

In order to properly develop implementation techniques 
and ordinances designed to reinforce the goals and 
objectives of the precise plan in relation to the 
specificity required by the Coastal Act Local Coastal. 
Program, the following additional information and 
implementation techniques are proposed in regard to 
visitor-serving commercial uses: 

o In order to comply with a hotel/motel replacement 
policy in the Ocean Beach plan area, the Plan 
recommends that existing hotel/motel facilities be 
permitted uses to continue on existing sites, and 
that they may be developed as permitted uses 
within the designated residential and commercial 
areas as shown in Figure 4, provided their 
development maintains the scale, height, and bulk 
requirements of the permitted surrounding uses. 

o Other existing commercial recreation uses shall 
be permitted uses to continue on the existing 
sites. Other new commercial recreation uses may 
be permitted for development in the designated 
commercial districts identified in the Plan. 

Commercial recreation and hotel/motel preservation 
areas are shown in Figure 4. This approach · 
permits the continuance of existing valuable 
commercial recreation facilities, making them 
conforming uses under new zoning requirements, 
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particularly hotel/motels which, in their present 
location, provide for low cost accommodations. 
New hotel/motel development is permitted in 
designated commercial and residential areas, while 
other new commercial recreation uses are channeled 
into the compact commercial districts described in 
the Precise Plan. 
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IV. SHORELINE DEVELOPMENT 

Background: 

In the Parks and Recreation portion of the Public 
Facilities Element, the precise plan discusses both beach 
and cliff erosion. For the sandy beach between the south 
jetty and the pier, a sand replenishment program is 
discussed to avoid ~loss of a valuable regional recreation 
resource.• (Page 36) In the Sunset Cliffs area between 
the pier and Adair Street, the bluffs, tidal zone, and 
street-end beaches are identified as •important aesthetic 
and environmental amenities for the community.• (Page 36) 

Plan Goals: 

•PRESERVE THE NATURAL FEATURES AND BEAUTY OF THE COASTLINE 
ADJACENT TO OCEAN BEACH.• (Page 38) 

Plan Recommendations: 

•THAT A SAND REPLENISHMENT OPERATION BETWEEN THE SOOTH 
JETTY AND THE PIER BE CONSIDERED AS AN ON-GOING PROCEDURE 
TO COMBAT EROSION.• (Page 42) 

•THAT BLUFF-TOP CONSTRUCTION HAVING A POTENTIAL HARMFUL 
EFFECT UPON CLIFF EROSION BE PROHIBITED AND THAT 
CONSIDERATION BE GIVEN TO ACQUIRING THE PROPERTY IF 
NECESSARY.• (Page 42) 

In order to properly develop implementation techniques and 
ordinances designed to reinforce the goals and objectives 
of the Plan in relation to the specificity required by the 
Coastal Act Local Coastal Program, the following 
additional information and implementation techniques are . 
proposed. 

o For the shoreline area between the pier and Adair 
Street, as shown in Figure 5, the Plan proposal to 
maintain a natural state is further detailed.as 
follows: 

Shoreline protective works or other devices to 
control erosion may be permitted as part of a 
comprehensive erosion control program, only where 
such a program has been reviewed by all 
appropriate governmental agencies and has been 
determined to be necessary, in whole or part, to 
protect existing principal structures or public 
beaches in danger from erosion and where it can be 
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found that no less environmentally damaging 
alternatives exist. Additionally, any 
comprehensive erosion control program, or otper 
private erosion control structure, approved by the 
City should be compatible with and.subject to all 
land use plan policies contained herein and all 
adopted implementing ordinances, consistent with 
the City's certified Local Coastal Program. 

a Further, in order to protect the public's interest in 
~aintaining shoreline access, scenic and recreational 
resources, public safety (as related to geologic 
hazards), and existing sensitive habitat areas, a bluff 
top and ~~oreline development overlay zone, which would 
provide additional land use regulations along all 
shoreline properties, should be established. To 
provide guidance in the development of an overlay zone, 
a suggested model ordinance is included in this 
A~·lendum (see ~pendix A). 

An alternative to the establishment of an overlay zone 
would be the incorporation of the following shoreline 
development standards into the implementing ordinances 
which are to be developed in conjunction with this land 
use planz 

a) minimum structural setbacks from the bluffs; 

b) minimum structural setbacks and elevations from 
beaches where there are no bluffs; 

c) minimum setbacks and related standbacks for 
grading near bluffs; 

d) erosion control and drainage standards for 
development or redevelopment near bluffs; 

e) limitations on the types of uses that may be 
located on beaches or bluff faces; 

f) public access requirements for new development or 
redevelopment; 

g) standards for shoreline protective works which 
cover the following concerns: 

o purpose of the structure 
o engineering soundness of the structure 
o competence of the structure to accomplish 

its purpose 
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o location of the structure in relation to 
lands and waters under the public trust 

o effects on public access at all times of the 
year 

o effects on neighboring properties 
o effects on public resources such as beaches, 

including pocket beaches 
o effect on sand transport and supply 
o effect on natural landforms . 
o effect on scenic resources 
o effect on sensitive intertidal habitat areas 
o alternatives to the proposed structure 
o mitigation measures 

h) nuisance abatement procedures authorizing the 
removal of structures that are hazardous to the 
public and/or the removal of rubble that 
interferes with public beach access. 
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V. LOCATING AND PLANNING NEW DEVELOPMENT 

Background 

In the Parks and Recreation portion of the Public 
Facilities Element, the Precise Plan discusses the future 
development of two City-owned parcels known as the 
Sunset-Nimitz Triangle and Pueblo Lot 212. Since these 
parcels are located at the entrance to Ocean Beach, their 
development is an important concern to the community (see 
Figure 6). 

The Sunset-Nimitz triangle is located on State tidelands; 
therefore, development is limited to park and recreation 
related uses. Consequently, the Plan recommends that this 
area be improved primarily for passive park use (limited 
recreational activities may be allowed), as well as a 
parking reservoir for beach users. (page 41) 

Approximately one-quarter of Pueblo Lot 212 is also on 
State tidelands (12 acres). However, the majority of the 
site is not on tidelands and therefore not subject to 
State imposed land use restrictions. The Precise Plan 
recognizes that this site would benefit the community if 
it were developed as a recreational/educational center. 
However, the Plan realizes an even greater need to promote 
an economically and ethnically balanced housing market 
which ensures that low and moderate income families and 
senior citizens are accommodated. (pages 21 and 41) 
Therefore, for this purpose the Plan recommends that. at 
least a portion of the site could be rezoned to a low 
density residential use. (page 41) 

Also in addressing the location and planning of new 
development, the Plan discusses the deficiency of 
off-street parking in commercial areas in the 
Transportation Element. The parking situation in the 
Newport Center is noted as a particular problem. Because 
Ocean Beach is so highly developed, obtaining adequate 
commercial parking is a significant problem. Therefore, 
all new commercial developments are required by the Plan 
to provide off-street parking or contribute to creating 
centralized parking areas. 
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A. Sunset-Nimitz Triange/Pueblo Lot 212 

Pian Goals: 

V-3 

•pROMOTE THE CONTINUATION OF AN ECONOMICALLY BALANCED 
HOUSING MARKET, PROVIDING FOR ALL AGE GROUP AND FAMILY 
TYPES.• (page 15) 

•oEVELOP ADDITIONAL ACTIVE AND PASSIVE RECREATIONAL 
FACILITIES IN AND ADJACENT TO THE OCEAN BEACH 
COMMUNITY.• (page 38) 

Plan Recommendations: 

•THAT LOWER INCOME HOUSING BE ENCOURAGED TO BE 
MAINTAINED IN OCE~N BE.ACH ••• • (page 24) 

•THAT AN AFFIRMATIVE ACTION PROGRAM BE ESTABLISHED IN 
ORDER TO INFORM PERSONS OF THE CHOICES OF EXISTING 
HOUSING AND TO ENSURE THAT BUILDERS AND DEVELOPERS OF 
HOUSING ARE AWARE OF ALL AVAILABLE HOUSING PROGRAMs.• 
(page 24) 

•THAT THE 53-ACRE PARCEL ADJACENT TO THE SAN DIEGO 
RIVER FLOOD CONTROL CHANNEL (PUEBLO LOT 212) BE 
RETAINED IN PUBLIC OWNERSHIP AND REZONED TO A LOW 
DENSITY RESIDENTIAL OR AGRICULTURAL ZONE 
CLASSIFICATION. FUTURE USE OF THIS LANO MUS~ BE 
COMSISTENT WI.TH REGIONAL AND COMMUNITY GOALS, THE 
FUTURE COASTAL PLAN, AND FUTURE TRANSPORTATION 
PROPOSALs.• (page 43) 

•THAT THE SUNSET-NIMITZ TRINANGLE BE DEDICATED FOR PARK 
USE AND IMPROVED FOR PARK USE AND A PARKING 
RESERVOIR.• (page 43) 

In order to properly develop implementation techniques 
and ordinances designed to reinforce the goals and 
objectives of the Plan in relation to the specificity 
required by the Coastal Act.Local Coastal Program, the 
following additional information and implementation 
techniques are·proposed. 

o The developable Portion of Pueblo Lot 212, 
exclusive of public tidelands, is designated for 
residential use with a maximum density of 25 
dwelling units per acre. This area should be 
developed as a single Planned Residential 
Development, emphasizing, to the maximum extent 
feasible, provision of housing opportunities for 

155 



0 

0 

V-4 

persona of low and moderate incom~s. The project 
•hould include at least 300 units affordable to 
persons and families of low and moderate incomes, 
of which at least 100 units should be rental units 
affordable to persona of low income. 

Site development etandarda for Pueblo Lot 212 
•hould be the same as tboee within the · 
•ulti-family (25 dwelling units per acre) 
residential area of west Ocean Beach except that 
maximum heights shall be three stories, not to 
exceed 30 feet, and parking standards for 
affordable rental units should be one space per 
one-bedroom unit and two spaces per two-bedroom or 
larger unit. Units which may be developed 
exclusively for elderly housing could have a 
reduction in parking standards. In addition, if 
future decreases in automobile use becomes a 
reality and increased transit service is 
established, further reductions in parkin~ 
standards may be permitted on this site. 

Actual residential development of Pueblo Lot 212 
shoulq take place under the following conditions: 

1. Dedication of the Sunset-Nimitz Triangle by 
the City Council for public park use. 

2. The development of a mitigation/restoration 
program for the Famosa Creek Channel, to be 
incorporated into the proposed development 
design. 

3. The completion of a traffic analysis report, 
including a finding that the project would 
not result in any adverse impact upon beach 
access due to traffic generated by the 
project. If an adverse impact is found, a 
density reduction shall be considered. 

4. An engineering report with a finding that 
development, as proposed, would not be 
·subject to significant hazard from 
liquefaction or flooding. 

5. Presentation of a written determination by 
the State Lands Commission that any and all 
.permits required for development of any 
tidelands or potential tidelands have been 
obtained or that another form of agreement 
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has been reached to the satisfaction .of the 
State Lands Commission. 

o The Sunset-Nimitz Triangle shall continue to be 
designated for park and public ownership use, with 
the intent that it be developed for active public 
recreational uses in order to meet current and 
future demand for such uses. 

o Prior to the commencement of construction for 
residential development on ·any portion of •site 
17• (that portion of Pueblo Lot 212 not on State 
tidelands and not considered part of the Famosa 
Creek Channel), which was in City ownership on 
May 1, 1980, construction on the Sunset-Nimitz 
Triangle for an active recreational park must 
commence, or evidence must be presented that such 
development will be completed within a period of 
three years from the initiation of construction of 
the residential development on •site 17.• This 
requirement may be waived if, at that time, the 
City is unable to financially support or 
implement, by regulatory means, development of the 
site for recreational use, or that development of 
the site for recreational use is not needed to 
accommodate either current demand or demand 
foreseeable within a 10-year future period. Such 
a waiver should be processed as an amendment to 
the Local Coastal Program. Additionally, any 
revenue generated from development on Pueblo Lot 
212 should be utilized, as needed, for 
recreational development of the Sunset-Nimitz 
Triangle. 

o Finally, improvements to the 12-acre tidelands 
portion of Pueblo r,ot 212 shall include as a 
primary consideration the development of a hostel 
at this location • 

B. Commercial Off-Street Parking 

Plan Goals: 

•THE PROVISION OF INCREASED OFF-STREET COMMERCIAL 
PARKING IN ORDER TO IMPROVE ACCESS TO COMMERCIAL 
FACILITIEs.• (page 70) 
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Plan Recommendations& · 

•THAT NEW COMMERCIAL DEVELOPMENT PROVIDE AT LEAST ONE 
PARKING SPACE FOR IVERY 500 SQUARE FEET OP GROSS FLOOR 
AREA, IP POSIBLE, BITHER ON-SITE OR IN CONSOLIDATED 
AREAS IH TaJ VICINITY .OP 1HB OSE IT SERVEs.• (pages 
71-72) . . . . 

In or"er to proper.ly develop imple111entation techniques 
and ordinances designed to reinforce the goals and 

. objectives of the Plan in relation to the specificity 
required by the Coastal Act Local Coastal Program, the 
following additional information and implementation 

. techniques are proposed a 

The Plan'~ parking requirements for commercial 
developments ahould be further broken down into 
development sub-categories, each with appropriate 
parking guidelines. However, while these guidelines 
are intended to provide more automobile parking in 

·acean Beach commercial areas in the near-term, it is 
recognized that changes in transportation habits may 
occur i~ the future. In the event that the current 
dependence on private automobile travel decreases, the 
standards for commercial parking may be revised. This 
is consistent with the Plan's emphasis on 
pedestrian-oriented commercial areas and on the 
development of non-auto transportation modes.in the 

·CCIIIIDunity. 

o !he ·parking ratios should be broken down as 
followsz · 

1. New commercial development should provide at 
least one parking space for every 300 square 
fe~t of gross floor area either on-site or in 
consolidated areas in the vicinity of the use 
it serves (i.e., ~arking reservoir · 

. allocations).. · · 

2. Additions or modifications to existing 
commercial development should provide at 
least one parking space for every 500 square 
feet of additional gross floor area, provided 
the expansion does not exceed fifty percent 
of the existing floor area. 

3. New or expanded restaurant development, 
including restaurant conversions, should 
provide at least one parking space per 200 
square feet of gross floor area. 
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Figure 7 shows the locations where the near-term 
parking ratios should apply. 
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VI. COASTAL VISUAL RESOURCES 

Background: 

In the Community Appearance and Design Element, the 
precise plan discusses the distinctive identity o·f the 
Ocean Beach community. Landscaping is recognized as an 
important element in establishing the visual quality of 
the ccimmunity. 

Also, the importance of scale in buildings and structures 
is discussed in this element of the Plan. For both 
residential and commercial buildings, the Plan requires 
that new developments be designed to be compatible with 
existing structures in height and bulk. The Residential 
Land Use and Housing Element and the Commercial Element 
both set out building height policies. 

A. Landscaping 

Plan Goals: 

•To UPGRADE THE PHYSICAL CHARACTER OF THE COMMUNITY.• 
(Page 81) 

Plan Recommendations: 

•THAT SPECIFIC LANDSCAPING CRITERIA BE DEVELOPED.• 
(Page 83) 

The Plan discusses this concept in greater 
detail: 

•GENERAL LANDSCAPING RECOMMENDATIONS EXIST WITHIN 
THE INDIVIDUAL ELEMENTS OF THIS PLA~.· MORE 
SPECIFIC CRITERIA SHOULD BE DEVELOPED, INCLUDING A 
LIST OF VEGETATION TYPES BEST SUITED TO THE BEACH 
COMMUNITY. SUCH CRITERIA SHOULD BE DISSEMINATED 
THROUGHOUT OCEAN BEACH. THESE CRITERIA SHOULD BE 
COORDINATED WITH LANDSCAPE GUIDELINES OF THE SAN 
DIEGO COAST REGIONAL COMMISSION. , LANDSCAPING 
SHOULD.BE COMPOSED OF VEGETATION AND OTHER NATURAL 
FEATURES. ALL PLANT MATERIAL SHOULD BE MAINTAINED 
IN A HEALTHY, GROWING CONDITION.• (Page 83) 

•THAT STREET TREES BE LOCATED SO AS NOT TO BLOCK VIB\JS 
UPON MATURITY AND TO COMPLEMENT THE SURROUNDING AREA.• 
(Page 84) 
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In order to properly develop implementation techniques 
and ordinances designed to reinforce the goals and 
objectives of the Plan in relation to the sp~cificity 
requir~d by the Coastal Act Local Coastal Program, the 
following additional information and implementation 
techniques are proposed. 

o Onder the Local Coastal Program, a tree ordinance 
· should be established to protect large trees and 
significant vegetation within the community. This 
proposal is consistent with the Precise Plan's 
i'ntent to preserve and improve the physical 
appearance ·and character of the Ocean Beach 
community. 

B. Height Limitations 

Plan Goals: 

•MAINTAIN THE EXISTING RESIDENTIAL CHARACTER OF OCEAN 
BEACH AS EXEMPLIFIED BY A MIXTURE OF SMALL SCALE 
RESIDENTIAL BUILDING TYPES AND STYLEs.• (Page 15) 

•THE REGULATION OF .THE SCALE AND BULK OF NEW 
DEVELOPMENT TO REFLECT THE SMALLER SCALE AND PEDESTRIAN 
ORIENTATION OF EXISTING COMMERCIAL DEVELOPMENT." 
(Page 28) 

., Plan Recommendations: 

•THAT A BASIC HEIGHT LIMIT OF TWO STORIES AND 24 1 BE 
ESTABLISHED FOR THE 25 DU/AC DENSITIES AND THREE 
STORIES AND 35' FOR THE 38 AND 54 DU/AC DENSITIES, 
SUBJECT TO EXCEPTION UNDER CERTAIN CONDITIONS BASED ON 
DETAILED CRITERIA [FOR RESIDENTIAL USES]." (Page 24) 

•THAT SPECIFIC DEVELOPMENT CRITERIA BE ESTABLISHED TO 
REPLACE EXISTING ZONING REGULATIONS [FOR COMMERCIAL 
USES]. SUCH CRITERIA SHOULD INCLUDE BUT NOT BE LIMITED 
TO THE FOLLOWING: 

A MAXIMUM HE~GHT LIMIT OF 35 1 WITH A THREE STORi 
~IMITATION.• etc. (Page 32) 

In order to properly develop implementation techniques 
and ordinances designed to reinforce the goals and 
objectives of the Plan in relation to the specificity 
required by the Coastal Act Local Coastal Program, the 
following additional updated criteria for 
implementation techniques is proposed. 
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o Due to the height limitation requirements in the 
Coastal Zone, all references should be made in 
.relation to a maximum 30 foot height limit. 

0 The following policy language shall apply to the 
height of development in the commercial areas 
covered by the Precise Plan: 

f!'be height of new development in commercial 
areas shall not exceed 30 feet and three 
stories. 

Lower height limits specified in the precise plan, 
such as two stories and 24 feet in the 8-14 du/ac and 
25 du/ac residential areas, would still apply. A 
height bonus of 30 feet and three stories may be 
permitted in the 25 du/ac area in conjunction with the 
provision of low and moderate .income housing. 
Additionally, such criteria as processing by a PRO 
permit, design which mitigates problems of size, bulk 
and scale7 mitigation of traffic impacts, and 
additional landscaping and open space over that which 
is normally required, should be emphasized in granting 
the height bonus. · 

In the Voltaire and Point Lorna Avenue neighborhood 
commercial districts, a 24-foot-height limitation may 
be considered, as part of the implementing ordinances, 
if studies show that such a limitation is critical in 
resolving the following issues: 

1. Preservation of community scale and character; 

2. Preservation of public coastal views; 

3. Mitigation of traffic and congestion problems. 

Figure 8 shows the locations of the different height 
limits. 
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( SAN DIEGO COAST REGIONAL COMMISSION TIM COHELAN 
Chairman ' o1&4 MISSION GORGE ROAD. SUITE 220 

r 

SAN DIEGO, CALIFORNIA I:Z120-TEL.I7\4l28~ 

June 1, 1979 

I. INTRODUCTION 

OOEAN BEACH PP.ECISE PLAN AREA 
CITY OF f,A;.J DIEGO 

(GEOORAPHJD SEGHt<;HTATIOi~ AND 
ISSUE IDEilTTio'ICA TIOI·J j 

"OGER HEDGECOCK 
Viet Chairm.n 

Harriet Allen 
Reprntntati,. to the 

Californill Coasul Com~runion 

Toin Crandall 
Executive Director 

The purpose of the Issue Identification is to de scribe exist:iiJG 
conditions in the planning area, to identify uses of larger tho.n 
local significance, to evaluate existing uses and plans with 
respect to the policies of the Coastal Act, and to identify and 
summarize existing or potential conflicts. The issue~ thus 
identified would determine the areas needing further study in t.he 
I.CP p:rocess. 

The San Diego City Council adopted the Ocean Beach Precise Plan on 
April 21 1975. On Harch 26, 1979, the Council approve1 the Issue 

· Identification report for the plan area prepared by City staff. The 
City has indicrJ.ted it's intention to process this plan in two 
phases (land use plan and implementation), and this first discussior, 
of issues is tberefore, focused on the land use plan alone. 

In discussions below, staff has attempted to summarize the ·City's 
report, and has recommended additions or clarifications where appro­
priate. For the sake of simplicity, no corrunent \·las made whe.never 
the City's report was considered adequate as ~bmitted. The two 
documents should be considered as ccxnplementary, and a complete 
reading of both is required for full delineation of the issues raised. 

II. GEOOMPHIO SEGNSN'I'ATIOO' 

Coastal Act Section 30511(c) provides that a local coastal program 
(I.CP) may be submitted ·and processed by the Commission :iJ.1 separate 
geographic segments consisting of less than the local government 1 s 
entire jurisdiction lying within the coastal zone, provided that the 
Cormrl.ssion finds the following: 

"• •. that the· area or areas proposed for separate review can be analyzec:l 
!or the potential cumulative impacts of developnent on coastal resources 
and access independently of the affected jurisdiction." 
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III, 

, 
S'I'AFF RECa-MF.tiDS that the San piego Coast Regional Commission 
transmit the Ocean Beach Issue Identification to the State 
Commi~sion with n recanmendation that it be processed as a 
separate segment of. the Cityf s I.CP , 

AREA WIDE DESCRlPTIOO 

St.aff Coornents : 
.< 
' 

The area}dde description indicates that the Ocean Beach Plarming Area 
"is bounded by the San Diego River and state tidelands on the north; 
the P.acific Ocean on the west1 Froude Street and West Point Lorna 
Blvd, on the east; and~ Adair Street on the south, In response to 
the Issue Identification report, the Ocean Beach Planning Board has 
pointed out, that a p~ecise definition of the planning area 
should include a reference to Seaside street Q1 the east boundary 
and more significantly, a reference to a finger of land - exter1ding 
up the north side of West Point Lorna Blvd, east of Nimitz Blvd,, 
including Pueblo Lot 212, up to and including the Famosa Slough," (Ex.~iblt "A") 
talile this area is included in the Precise Plan it should be clarified 
that Pueblo Lot 212 includes the Famosa Slough channel· on its east 
boundary but does not include the slough itself. '!he slough is located 
to the south of West ~int Lorna Boulevard, outside the coastal zone. n1e 
State Commission has recommended that the coastal zone boundary be 
extended to include the slough because of its significant value as a 

. wetland habitat. If the boundary is extended, the major land use issues 
regarding the slough will be addressed in the Peninsula Community LCP 
segment. Although the slough is not part of the Ocean Beach Planning Area, 
land use and development in the slough char1nel areas on the no1~h side of 
West Point Loma Blvd. will have a direct relationship to the quality of 
the slough habitat. '!he slough channel within the Planni~g Area is also 
a significant tidal zone habitat area in and of itself. 

~e areawide description should also be amende'd to read that the t\-zo most 
typical parcel size.s in Ocean Beach, are 50 x 140 (7,000 sq. ft.) and 
SOx 100 (.5 1000 sq, ft,) This is more descriptive of the actual pattern 
of developnent which generally requires the use of two adjacent 25 1 wide 
lot~. . 

IV. POLICY GROOP EVALUATIOO 

A. Shoreline Access {Coastal Act Section 30210-12) 

Issues Identified by the City 

1, Availab:ll~ty of parking at Ocean Beach Park during periods of 
heavy use, 

2, Provision of safe access at Sunset Cliffs, 

;3. Provision of visual and physical access to the shoreline in new 
developnent, 
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Additional Issue Identified by Staff 

4• The need for a "specific public access compqnent" in the 
land use plan 1 pursuant to Coastal Act Section 30500(a). 

Staff Comnents: 

Be: 1. As indicated iu the Ocean Beach Px·ccise Plan, on-street parr.ing 
within a few blocks from the beach is under competitive usc uy both 
residents and beach users. Because inadequate parking <md con­
gestion interfere with beach access, the provision of adcquntc 
parking facilities and off-street parking requirements for recreation, 
commercial, and residential development is an important goal. Con­
sideration should also be given, as is indicated in the Precise 
Plan for the provision of a remote parking area with shuttle ::>crvicc 
to the beach. 'lhe "&lnset-Nirni tz triangle" (the pa rc cl of land 
bounded by S.mset Cliffs Blvd. 1 Nimitz Blvd., ancl West Point Lama 
Blvd.) has been suggested for such a use. .'lhis \'lOUld help cut do\·m 
on recreational traffic through the higher density residenti~l area~ 
west of Sunset Cliffs Blvd. and the congested comnercial nrcas of 
Newport Ave. and Voltaire Street. 

Re: 2. The City's discussion of this issue sites the Precis::: Plan 
recommendation that public access to the shoreline uc improwd 
in several ways, including establishment of public acce5s a:1d 
use rights ancl provision of safe acc.;ess down Sunset Cliffs. 

Re: 3. 

In Jight of Precise Plan eoals to resolve the erosion problems 
along Sunset Cliffs, any erosion r.ontrol program should be 
sensitive to the need to protect and enhance bench and shoreline 
access. 

Visual access is more appropriately included under policy 
group L1 "Visual Resources and Spacial Ccxnmtmities." It is 
recognized, however, that physical access points may becorne 
important public viewing areas, and. that wher.cvcr possible 
sw:Tound:ing develorxnent should be set back to ·protect visual 
resources associated with such accessways. 

In addi tion 1 the City has been studying the need for improvements 
in lifeguard facilities, including new office facilities. Ar1y 
such proposals will have to be weighed against the potential lo3s 
to the public of beach area and access to the sea, and alternative 
sites considered ·for non-essential uses. 

Rez 4. Section 30500(a) of the Coastal Act states: "Each local coastal 
program ••• shall contain a specific public access component to 
assure that maximum puulic access to the coast and public 
recreation are:1s is provided." According to the Corrmission 1 s 
LCP Regulations, Section 00042, "D10 public access component 
shall set forth in detail the kinds and intensity of uses, the 
reservation of public service cnpacities for recreation purposes 
where required pursuant to Public Resources Code Section 30251,, 
and specific ecogrnphic areas proposed for ctirect physical access 
to coastal watc~· areas as required by Public Re3ources Code, 
Sc.ction:; 30210-30224 ancl J0604(c)." 'lhe exir.;ting Precise Plan 
docs not contain a opccific public acces~ component• 
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IBsues Identified by the City · 

1. 'lbe provision or visitor facilities for .low and moderate income 
families. 

AdditioflB:l Issues Identified by Starr 

'!he potential development ot the amset-Nimitz triangle into a 
·park area. 

'lhe need tor a determination or the historic mean high tide line and 
extent or public trust interest, if any, in Pueblo It>t 212, prior to 
approval or any non~recreational development on this site. 

'lhe stimulation or the recreational use or Ocean Beach Pier. 

Staff .Conments: 
In recognition of the importance or Ocean Deach Park as a regional 
recreational resource, the Ocean Beach Planning Board, in concurrence with 
staff, recoltiiiends the foUowii1g inclusion in the policy group dlscus:;;ion: 

"A combination of the Mission Beach Jetty and severe winters_!1ave con­
tributed to the ero:-:;'i.on of the beach. 'Ihc Precise Pls_rl reconunend5 the 
considerat.ion of a sand replenishment program. 'lhc:re is also a scilld'"bar 
in the San Diego River Flood C!;lannel mouth known as 11Dog Beach "• It is 
one of the fe\'1 beaches in San Die o where do s are enni tted ;md is u~c:d 

y residents from all over the City. In !-larch, 19?1 the City Council 
adopted a resolution to protect the sand b~1r. 11 

Re: 1. At the present tima there are only f.our beach oriented hotel­
motel facilities in Ocean Beach, located along West Point 
Lcxna Blvd,, Newport A venue, and Sunset Cliffs Blvd. These 
i'a~it~s should be protected and new low/moderate cost 
i'acillt~es should be encouraged, Beach oriented commercial 
uses, and restauronts should be encouraged along the west end 
of Newport Avenue, particularly those uses dependent upon 
pedestrian traffic, · · . 

Rea 2, 3· It is noted in the Ocean Beach Precise Plan, that the Ocean 
Beach Community and the Point Lorna area generally are lacking 
in passive park facilities, Such recreational facilities 
alleviate traffic pressures and the over use of beach areas. 
Significantly, the Sunset-Nimitz triangle is under tidelarrl 
jurisdiction and, consequently, limited to park-like uses, 
although it is not actually designated for such use by the City, 
Developnent of this area as a park, including a large parking 
reservoir, would greatly enhance adjacent Robb Field as a 
regional recreation resource, 

c. HOusing (Section 30213) 

IBsue Identified by the City 

l. 'Jhe continued loss of housing for low and moderate income families. 
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Issue as ·EXpanded by Staf.f 

l. The protection of exi-sting h.ousing opportunities for IX}rsons of J ow/ 
moderate incoroo, and. the encourngement of new. devclopnent which 
provides a mix of housing opportunities for all segments of the 
population including families with children, senior citizens, ru1d the 
handicapped. 

Additional Issues Identified by Staff 

2. ~e need to develop means for encouraging and, ~nere feasible, 
providing housing opportunities for persons of low and moderate 
income in new residential development. 

Confonnance of both the LCP housing component, and Cj ty of San 
Diego General Plan Housing Element with the guidelines established 
by the California Department of Housing and Community Development. 

Staff (bmmcnt.s: 

Re: 1 & 2. 'llle Ocean Beach Planning Board has indicated that "the 
refusal or many landlords to rent to tenants with children h:1::> 
created a critical shortage of housing for lort and !a.,derate. 
income families with children." '.Ibis issue has been expanded to 
addret;t> this·concem. 

·.· .. .,_. ..... 

Although 'housing opportunities for persons of lo\'t/moderate income 
exist in the Ocean Beach ColllTiunity, neither the Precise Plan nor 
the City's report provide adequate data on the relative propo:r1..ion~ 
of housing types and costs within the Community. In the fc.ce 

Re: 3 

of redevelopm2nt pressures, strategies in the land use plun to 
retain and promote the rehabilitation of e.xistine l0\'1 and modcrnte 
housing are of critical importance. As noted in the City'::.. Gc.nerEll 
Plan Housing Element, however, there is also a substantial ne~cl 
for new low income housing and this should be addressed along \'ti th 
retention strategies. 

cne of the means to meet the inculsionary guidelines in the 
Housing Element will be through the provision of "density 
bonuses". 'Ihe Precise Plan states that while "the maximum 
density allocated at this time to any portion of Ocean Beach 
should be 25 d\'Tclline units," densities up to 38 units per 
acre "could be applied under certain circumstances ••• and 
according to special criteria ••• {including) the provision of 
low and moderate income housing ••• " In conformance with 
Commission actions, on permits in Ccean Beach, the density 
bonus should be granted only where a genuine public benefit 
will be provided. Enphasis in the density bonus criteria 
should be to encourage the provision or new low and moderate 
cost housing. 

D. Water nnd Marine Resources (Sections 30230-311 30236) 

Issue; Identified by the City 

1, The pre servntion of tide pools Dlong Sunset Cliffs. 

2. The potentio.l iinpact of the metropolitan sewer outfall on offshore 
water quality. 
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AQCU.t10nal Issue .LQEmt.J.l.l.eQ DY Stat'! 

3· 'lhe ·pretection of water quality in the Fames a Slough and San Dlego 
Rlver c~annel adjac,mt .to the O::ean Beach Planning Area. 

Staff Coaments: 

Other wetland resources adjacent to tne Ocean Beach Planning 
area !include the San Diego River and the Famosa Slough. 
l.hcontrolled grading, filling and inadequate runoff controls 
associated with new development may further degrade water 
quality :1n these areas. 

E. Diking, Dredging, Filling, Sloreline Structures (Sections .302.3.3 and .30235) 

F. 

Issue Identified ·by the City of San Diego 

1. !be resolution of erosion problems at Sunset Cliffs in a manner 
which is environmentally and aesthetically sensitive, economically 
feasible, and acceptable to a majority of the Cormruni.ty. 

Issue as Jevised by Staff 

1. ~e resolution of natural erosion problems at Sunset Cliffs, in a 
manner which maximizes shoreline access, which is environmentally 
and aesthetically sensitive, and which is acceptabJ.-. +~" a majority 
of the Corrmuni ty. r 

Addit.\onal Issue Identified by Staff 

2. Evaluation of beach sand erosion and maintenance of Ocean Beach Parl{. 

Staff Com:nents: 

He: Poliqy Introduction 

The City's description of the Ocean Beach Fishing Pier aa the only 
existing shoreline structure is incorrect, since the term refers lc 
erosional control structures as well. Therefore, mention should be 
made of a rock groin at the foot of Cape Nay, which was instilled 
by the City of San Diego in 1955, to contain newly placed dredecd 
material from Mission Bay. The groin has generally been effective 
in stabilizing the beach, however, some sand loss due to littoral 
erosion still occurs. Additional, piecemeal, erosion control 
structures such as retaining walls, sea walls, gunite cover a.lld 
rock revetments are scattered throughout the Sunset Cliffs Arer... 
Many of these are ineffective and adversely effect the visual 
qualities of the bluffs. 

Be: 1. ·'!he large scale and increased potential for adverse impacts of u;e 
· proposed erosion control projects necessitates a careful cor!­

sideration of the avilable alternatives. ~e land use plan 
should address the need to replace on a one-for-one basis any 
beach area lost as a result of erosion control structures. 

Commercial FishinR and Recreationnl Boating (Sections 30224, 30234, and 
!®55) . . . . 
I:ssues Id.entified by the City 

Hme. 
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Staff Conrnents: 

G. Ehvironmentally Sensitive Habitat Areas (Section 30240) 

Issues Identified by the City 

1. Continued protection of environmentally sensitive habitat areas, 
particularly in the vicinity of &mset Cliffs (and the ramo~a 
Slough). 

2. Develop and implem.ent additional erosion protection measure;; for 
Sunset Cliffs. (This has been revised by the City to read "How to 
protect the Sunset Cliffs from human erosional forces without 
negatively impacting access or scenic value). 

Staff Conrnents ~ 

·Re: 1. As previously mentioned, the Famosa Slough channel area on the. 
north side of West Point Lorna Blvd., including portio11S of 

Re: 2. 

Pueblo Lot 212 1 can be conaidered an environmentally san!3i ti ve 
habitat area. Section J0240(b) of the Coastal Act al~o ~tate~ 
that, "Development in areas adjacent to envirorimcntally scmd ti vc 
habitat areas and parks and recreation areas shalJ b~ sjted 
and designed to prevent impacts which \'lould signin(;antly 
degrade such areas, and shall be compatiLle with the continuance 
of such habitat areas." Thus, development in Ocean Beach must 
be sensitive to potential adverse impacts to sen~itivc habitat 
areas adjacent to, but outdde the planning area. 1\d s \'lOuld 
include the Farnosa Slough. 

Another adjacent area of environmental concern is the muu'Lh uf 
the San Diego Ri. ver. '!he Ocean Beach Precise Plan indicates that 
although the San Diego River flood channel is outside of the. 
pl~1ine area, it does have a close relationship to the Ocea~ 
Beach Community. \·Jhile the sand bar across the river mouth is 
used intensively for beach recreation, the Plan states that: 
"the remainder of 'the channel behind the sond bar should be 
preserved as a natural wildlife sanctuary and protected from 
abuse by active recreational users." Currently, the area of 
the river channel directly behind the beach is used for overflo·:: 
parking and occasionally as a site for the use of dirt bikes 
and other active recreational pur~uits. 

This issue is related to the previous issue in consideration of 
the entire bluff-tide pool are3 as a sensitive habitat area. The 
Ocean Beach Precise Plan specifically reccmmends that the tide 
pools, cliffs and street~nd beaches between the pier and Ad::~ir · 
Street be maintained :in a natural state. Therefore, the erosio:i 
control measures suegested in this issue should be directed to­
wards means to control erosion cnu::;ed by human u~e (i.e. runoff 
from developnent, foot traffic, digt;ing in cnves, tide pool · 
poaching). Addition:1l erosion control measures, however, moy be 
necessary to protect existin~ bluff top develo~nt from natural 
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H. 

ero::;ion forccti. ~!est of the altomntives proposed thus far w.:>uld 
require extensive shoreline structur::s or the creation of artifi­
cial beaches, thus neoessitating some compromise with ~e goal c! 
preserving the bluffs in a natural state. In acc9rdancc with this 
policy group, it is important that such erosion control me3sures 
are compatible with the protection of environmentally sensitive 
habitats in the _Sunset Cliffs ar~a. 

Agriculture (Sections 30241 - 42) 

Issues Identified by City 

None. 

staff Comments: 

None. 

I. Hazard Areas (Section 30253) 

Issues Identified by City 

1. Public Safety and developnent problems with respect to erosion of 
Stmset Cliffs. 

staff Comments: 

Re: 1. This issue ap:rcars to have two components: 1) .The· provision 
of safe access in hazardous areas and 2) the protection of 
pro~rty from geologic hazards. Both are salient probl~ms 
in the Sunset Cliffs area. 

J. Forestrv and &lils Resources (Section 30243) 

Issues Indentified by the City 

None. 

Staff Comments: 

None. 

K. Locating and Planning New Developnent (Sections 302441 30250, .30252-53) 

Issues identified by the City 

f. The conflict between the land use recommendations of the Precise 
Plan, and existing high density zoning. 

2. The wse of Pueblo Lot 212 

3. The need to provide adequate on-site recreational facilities m 
new developments. 

Staff Conrnents: 

Ret 1. staff supports the residential land use recoJl'VTlendations in 
the Precise Plan in conjunction with the proposed density 
bcnW!I provision. 
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Rea 2. Although inclu.detl ao a "key ir,ouc''• the City'ZI report. doc:5 
not contain any cU~cU3sion reGarding the usc of Pueblo IJJt 
212. The land fB currently zooed H-4 but ~ designated ~ 
"park and public ownership" :in the Ocean Beach Preciee 
Plan. The 5.3 acre parcel has recently been corusidered o.5 

potential site for a Planned Residential Development, 
includinG provisions for new low/moderate income housing •. 
Concern has been eh~rcssed by the community over the effect 
of such a development on traffic congestion, and the 
ocean Beach Planning Board has recommended that it be 
dedicated as park land. The City should clarify its 
interpretation of the land use proposed by the Precise 
Plan and indicate what changes, if any,· would be ~equired 
in the Plan to pennit residential UBe. 

Re: 3. Section 30252 of the Coastal Act also requires that new 
developm:mt provide adequate onsite recreational facilities 
so that the recreation needs of nt:l\'l residents 1-rill not 
overload ne:-Jrby coa~tal recreation areas. This is pa.rt.lcularly 
crit,icol jn Ocean .f3ec:..ch, due to cx:i8ting d.;ficicncies in 
such fa.cili ties. 

Issues Identified by the City 

1. Preservatio~ of the existing character and scale [of development]. 

2. Prescrvntlon of vlsual amc1d.ties along the shoNl:iJ·.c. 

). The protection of large tree:5 that cont~"ibute significantly to the 
visual attractiveness of the Conrnunit.y. 

Additi~1al Issues Identified Staff 

J,. Reducti~1 of visual clutter in conrnercial areas and along the 
entrance to the Ocean Beach Community. 

Staff Corrments 

Re: 2. In light of proposed erosion control alternatives to protect 
bluff top development, special consideration must be given to 
the visual protection of the Sunset Cliffs Area. 

Related to the protection of visual amenities along the shore­
line are opporltmities for the public to view the coast) (visual 
access). 'l'he maintenance of existing public vistas, particularly 
along 5unset Cliffs is a significant issue. 

Re: 3· The Ocean Beach Planning Board has recorrmended that the following 
language be. included after paragraph one, in the policy 
introduction: "The Plnn area coni;.nins many large trees, includin . 
· alm~ anc Torrey Pmcs \·Jilich cun u·l ute ~armfico.rrt.l y 

o 1e vinu~l at r.:tc ~vcnes::; o t e CormJunlt..Y ~nci should ·c 
protcc.:t.cd. 11 staff concurs with this statemc~t noting the efforts 
of the Conw-nission in past pennit actions to protect si£11ificont 
vegetation in the Ocean Beach Community. · 
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M. Public Works (Coastal Act Section 302.54) 

Issues Identified by the City . 

N. 

1. Traffic congestion and parking ·problems •. 

2. The limited automobile carrying capacity of north-south streets. 

AdditiauU. Issue~ Identified by st:.aff 

3· Adequacy of existing intra-cormn.mity and intel'-cO!Tillnll'lity public 
transit serving ocean Beach. 

4• The future use of the San Diego River mouth, east of "tog Beach," 
aJS an overn.ow parldng area. 

Staff corrments: 

Re: 1. DJ,ring periods of heavy usage, traffic congestion and parking 
protlcms are particularly severe. Possible solutions mentioned 
in the Precise PlDil include on-street parking restriction::;, 
me-way etreet designaticns, improved bike vta.ys, developm~nt 
of a remote park and ride system for beach 'LI.zers, the 
establishment ·of an off-street. pnrldng district for Ne\·JPOrt 
Center, and the possible transfonnation of N~\·zpcrt Center into 
a pedestrian mall. These and other alternatives Si•"'--' cl be 
analyzed further, to prevent the type of traffic and congestion 
problems now' occuring in 1-tiflsion Beach. 

Re: 3. The Ocean Beach Precise Plan indicates that erlst:ing transit 
service in ocean Beach is inadequate. Improved transit ser\'ice 
.from inland areas to ocean Beach \·JOuld help alleviate traffic 
congestion as well as· provide additional access opport.unitics 
tor persons of lo\·~r incomes who cannot afford private trbns­
portation. Improved intra-cormnunity transportation would also 
help alleviate congestion and parking problems. Transit 
proposals :sho-uld include a beach shuttle service and should 
tie-in to the Miszsion Beach Access Study. 

Re: 4. As mentj.oned previously, the dry' areas east of "dog beach" in 
the mouth of the San Diego River provide a substantial suooly 
of additional parking for the. users of ocean Beach Park. I:ur: io 
the potential resource conflicts, and environrnental sensitivity 
of the river channel, the rutti.re use and regulation of this area 
&hould be clarified in the land use plan. 

Industrial ond Enercy Facilit:i.er. (Coastal Act Sections 30233, 302501 30255, 
~026CR)4) 

Issues Identified by the City 

None. 

Staff Conrnente 

Ncne 
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V. TfTE CITY'S REPOnT HAS JDEUTIFIED THE FOUDIDm USES AS OF REGict!AL 
OR 81'/.'J.'E\·Jim; SIGHIFICMJCE m TH~ O:::EAN BE/\CII PR&aSE PIA!l ATillt\ 

1. Ocean Beach Park and Robb Field (rccreati~ facilities of 
regional Or stcrtewide . signii'icance). 

2. West Point Lana Blvd., Sunset Cliffs Blvd., Newport Avenue arxl 
the fishing pier {uses that maximize public access to the coast). 

3. Sunset Cliffs (uses of lareer than local importance). 

Additional uses of Regional or Statewide Significance Identified by Staff 

4• Smset-Nimi tz Triangle and Pueblo lot 212 (in conjW'lction with potential 
Ebbb Field expansion). 

VI. SlM·fARY · OF KEY ISSUES 

'lhe following is a sumnary or the ''key issues" determined by Staff to be 
most critical in the development of a land use plan for CX:ean Beach. 'lhese 
have been condensed from the larger group of issues identified in t.he 
City's report and Staff discussion. For further dclinoau.on of thf•sc 
issues, refer to the appropriate policy group in the City's report and 
Staff discussion. 

1. 

2. 

6. 

8. 

~. 

'Ihe .Protection of existing housing opporttmi ties for persons of 
lowfmoderate income and the provision, \·mere feasible, of neH 
housing for persons of both low and moderate income. (Policy 
Group c). 

Use of Pueblo lot 212 and resolution of the extent of public 
tidelands. {Policy Groups B, K). 

'!he resolution of natural erosion problems at Smsct Cliffs in a 
manner which maximizes shoreline access, which ir. cr1vironmentally 
and aesthetically sensitive, and which is acceptable to a m~jority 
of the Comnunity. (Policy Groups G, L). · . 

'!he control of bluff top development and erosion related to humnn 
use. {Policy Groups I, E, G). 

Traffic congestion, inadequate public transportation and parking proble;m.:;. 
(Policy Group M). 

Protection of envirorunentally sensitive habitat areas in the vicinity 
of Sunset Cliffs and the Famosa Slough Charmel. {Policy Group G). 

'!he maintenance and provision of safe access at Sunset Cliff~ and 
the inclusion, in the land use plan, of a "specific public access 
cocnponent" for the Co11TDunity. (Policy Groups A, I). 

Prc~ervation of the exi.stine character and scale of development and 
reduction of visual clutter in comnercial areas. (Policy Group I.). 

'lhe provision of new visitor and recreational facilities for low t.nd 
modcrate·income familic3. (Policy Group B). 
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VII. 

.· 

. ~ ... 

STAFF JIDJO-ME!IDATIO'l 00 ISSUE IDENTIFICATIOO 
. ' 

S'fAFF RF.CQ!:1EIJDS that the San Diego Coast Rec?-onaJ CpmGii sr.i on trnn:;;mlt ±jle 
City of San Diego'!'> Ocean Deneb If.sue IdQJ1tif'Lg!l;!;ion1 n.p runendesl or rqvlo:..•·J, 
to the Stnte Com!:li;-;sion \'lith a rc commendpt;LrJQ tlJ&lt it be Adopted ps the 
Issue Identification fQt t.his area • 
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Soction 1. PURPOSE A.NIJ Dli'ENl'. Thtt CD Coutal Shoreline t>enlopment. 

OYerlay Zone 11 int-ended to provide l.&nc1 U.e re£Ula tio:u &lor-& the coaata.line 

area :lnclucU.ns the beAchca, bluffa, and the land area ilzmediatel,7 landward 

thereof. ~ch resul.ations are int.ended to be in addition anc:l supplemental to 
• 

the re£Ulatione ot the underl.Tin, zone or zonee, and where the regulations ot 

the CD Zone and the underlying zone are inconsistent., the regulations or the CD 

Zone ahall appl7. The purpoee ot the CD Coastal Shoreline Development Zone ia 

to provide tor control over develo~t and land uae alon& the coastline so that 

the public' 1 interest 1n m&intai.nin& the ahorelipe as a unique recreational 

and eceni~ resource, promotin1 public aa!ety, and in avoid.i.ng the adverse 

ceologic &nd economic etfect of bluff erosion, ia adcquatelJ p~teeted. New 

coMtruction in the CD Coastal Shoreline DeveloP'DQnt Zone ehall be designed a~ . ' 
locat.ed ao as to cdnindze risks to life and property and to assure ata.bil~ ty 

and structural integrity and nei~er create or contribute aignific&1'1tiy to 

erosion, 'eololic inst&bilit7, or destruction ot the aite or ~~~~ area o~· 

in any way require the construction of protective devicea that would substantially 

alter natural landforms in eaid Zone. 

Section 2. LAND us::s. In a CD Zone the following uses are penr.itted: 

1. .Arrs use permitted in the underlying zone aubject to the BU!e conditions 

and restrictions applicable in such underlying zone and to all require-

~ta and regulations of this Article. 
. 

2. Beach facili t.iea constructed, owned ahd ma.int&ined ~ the State or 
. 

Califoniia, ·CO".mt)' or------*-- or auch other public agency or . 

district ao my be authorized to construct, own a.nd DLintain such 

tacili tics for 'the u:~e ot the &eneral public; includ.ing but not 

necee~ril.)' limited tcu 

* City. of San Diego 
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• 
a. ltepa and ata1Na7a to~ acceaa ti"'OII the. 'top or the blurt to the beach. 

1». 'toilet and bath bouaea • 

•• Parkin~ lot. meetin&. &11 requirement. ot Section ----- ot thia 

ordinance. 

· d. Jtotreahment at.a.nda h&Yin& DO iea t.1ng tacili tiee w1 thin the atn~ctu..N. 

•• Standa tor t.be a&le ot bait and ti•hin& t&c:Jtle and the rental onlr ocr 
.urt'boarda, air ~~~atreaeee and other •porta equip:oent tor usc in the 

vater or on the beach. 

t. Litesuard towere and atatiOM and other lite 8&vina and 11ec:uri't7 

tacilltiea. 

b. llfraah containere. 

·1. Beach abel tere. 

). Printe beach !acUities and atnacturea &a follows: 

•• Pire r1np and aindlar. picnic tacili '\iea. 

b. '!'rash containers. 

o. Lifeguard towers. 

: .. 

d. 8isna d.eclarinB propertr ownership and access condi tiona or limitations 

provided not more than tour (II) wch aisna each not exceeding tour 

(.\) aquare teet in area ehall be permitted. 

•• t.l'he tollowin&, 8\lbJect to the iaeuance ot a epcci&l uae permit 

therefore& 

.... .~'. , 

. 
(1) 'toilet facilities and 'b.!-th houses provided auch atnlctures are. 

ao placed and constructed that the noor thereof ia at an 
. . 

elevation no lower than 15 teet aboYe mean aea level (North 

Anterican Datu:za, 1929) and further provided '!-h&t euch taci11 ties 

ahall be COMectcd. to and all etfiuent therefrom ah411 be 

c!iechar,;c:d into a public acwer. 
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. 
• (2) Permanent or tempora17 beach aholten provided that aucb 

ahelten ahall·'bfi at 1-.at 50 percent. open on the seaward aide 

and that permanent. aheltera a:re 10 placed and conatru.cted that 

the tloor the~t ia at an elevation DO lower tb&n 15 feet. 
. 

above JHan aea level (North American Datum, 1929). 

()) Sea walla or other ~ctural devices were necesa&rf to pre­

nnt erosion ot the base ot the blurt u the re.W. t or wave · 

action provided that weh ·~wall or other at.Nctural device 1 

(i) ahaU be conatructed eaaentiall7 pa.rallel to the base or 
the blutta (11) ahall not obstruct or intertere wit.'l the ~sage 

ot people alon& the beach at anr tilDe; . (111) 1a necessaey t;o 

protect coa1t&l - dependent uaea or to protect eXiatin& 

principal atructurea or public beaches iD cSanaer trom eroai~nJ 

(1-w) ia designeeS to eliminate or ad.tigate, to the ma.x::1..m.1m extent 
. . 

feasible, adverae impacts on local beaches, shoreline aand 

aupply or transport; (v) ab&U assure atabU.i ty ~d ~tructur&l 

integrity tor the economic Ute ot the structures or uses 1 t. 

ia to protect; (vi) ah&ll neither create nor contribute signif­

icantlJ to erosion or inatabillt)' ot adJacent propertr; and (vii) 

aha.l.l mitigate or el1minate &117 alteration or natural land!'o:-ms 

or adverse ettecte to the acenic quali tie a ot the eoast. 

Upon the iaeua.nce ot a apecial usc perm.i t, any use allowed in 

the '\UldcrJ.1'ing zone by apeci&l. use parmi t; provided th4 t the. 

8o<lrd ot Superviaorl d.etorminea t.hat wch 'JIIe ia consistent 
' ' 

' V1 th tho intent and purpose ot the CD Zone, 

(5) A record ot SurveJ ID&P ~all be filed with the St&te La.nda 

* City CoUncil 
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Coada•ion and. Ule Planninc Department aboVins tho tollovine 

tnto~tion when &n7 conatruction activit, 11 propoaed that 
.. 

a1 tera azrt beach or· the toe of ~ blutta 

.. · ... • ........ 

(a) An accurat:e poai tio~ of the pre1ent1 preconatruction, 

orc1in&17 hish-water ll.Dea 

(b) Butticient t.iel to exiati.nc record .:>JUMmta Wich Will not 

be d.iat:urbed b7 propoaec! COMtruction; 

(o) ·. 'lbe accurate poaitiozi ot ant IDOiNment ahown on a map tiled· 

iD an office public record which vi.U be disturbed b7 the 

propoaod conatruction, tocether w1 th a plan to ~li!plaee the 

JJOtNDilemt 1il ita origin&l. position or to replace it with 

another monument tied to nea%"07 recorded monument.a. 

(d) !t.llte Lands Comiission Review. Prior to comncncement .ot 
• 

conatruction, the applicant ehall obtain a written dete%'­

adn&tion trom the State Landa Coa:miaaion that& 

1. No State landa are involved in the develo~nent; or 

2. State Lands are involved :l.n the developnent and &11 

perin:i ta required by the State Landa Cocrniasion have 

been obtained; or 

'· State lands mar be involved in the develop:oent, but 

pendin& a final determination an asreement hlis been 

. Nde w1 th the State La.nc1a Corrmiaaion tor the proJect 

to proceed w1 thout preJudice to that determination. 

(e) Public Rie;hts. 'l'he applicant ahal11 b7 accepting the tenn.s 

and conditions ot the permit, agree that 1aauance ot the 

pend t and completion of the authorized developnent ah&U 

not preJudice &1'17 aubs8quent assertion of p~blic rit;hts 

••I•, preecriptin rishte, p.tblic tnust, etc. 
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• '· VpoJ} the iazsuanoe 'ot a apec!al uae permit, U17 use allowed in the underlying 

aono _l:!t special uae pend. ta proYided that the ~ard ot Supervisors 

determinea that auch uae ia oonaiatent vi th the· intent and purpose or 

tbo CD Zone. 

leotion 2. SPECIAL USE PERMI'l' REQJIRED. Hotvithat&ndin& &rJ7 other ·proviaions 

of thia ordinAnce, no buildi.ne permit JDa7 be issued or cona~ctl.on eoamenced on 

a:rrr buildin& or atructure in the CD Coastal Development OYerlar Zone, except .. , 
one-tamil7 dwellings and atructu.rea appurt.enant thereto, unless a apeeial uae 

pen:!lit therefore hu tint been cranted b7 the Board ot Supervisora. Applicationa 

~or INch special uae penzd t approval ahall be aubad. tted to the Director ot ---­

and abal.l be accompanied b7 INch data and intormation u required by this Article 

.~or a aite plan application. 

Section ). LIMl'I'A.TIONS OR PERMI'.I'l'ED USES. Uaea penzd tted in the CD Zone ahall 

bo wl?Ject to the following development ori teriaa 

. 1. Development Cri t.eria - Beach. Por the purpose• ot tb.ia Article, beach 

ahall be considered u that area 17111& aeaward. ot the tirat contour line 

detini.ng an elevation 15 teet above mean sea level (Nort.'\ .American De. tum, 

1929). No atNctures ot any type ahall be erected or placed on the 

· beach excepta 

a. Structures pursuant to a penzd t.ted use aa apecitied in Section 2, 

wbaections 2 and ) ot thia Article. 

2. Developnmt Criteria - Blurt. For the purposes ot thia Article, a blu!!' 

S.. a acarp or steep tace ot rock, . decomposed rock,· aediJ:Dent. or aoil 

:reiNlt.ing trom erosion, ta.ultin&, folding, or e.Xcantio.n or the hnd ~~~&sa; 
. . 

'l'he bl\lft may be aimple plt.na.r ot curved ~n.~rtace or it m&7 be atcplike . 
' . .. . . 

in aeotion. For the purpoaea or thia Article, blutt ia limited to those 

teaturea bavin& vertical relief or. ten feet. or more, and whoee toe ia 

or Ill&)" be aubJcct t.o marine erosion. ".Blutt ed&e" il the upper t.ermiMtion 
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of a blutt. When the· top edge of the blutt ia I'O\Inded awq from the taco 

ot the blutf as a result of eroaional procea1es 1 the blutt edce ah4ll . . 
M defined as that- point ncuest tne blurt bqon4 w1ch the downward . . 
aracSient of t.he land aurtace increases more, or less contiJNousl.y unt.il 

i ~ ruche a the &~oral poadient ot the blu.tf. In a case M1ere there ia 

. a atep.like feature at the top ot the blurt t&ee, the landward egde ot 

the topmost riser shall be taken to the blutt edge. In those cases 

where irregul&rit.ies,- erosion intrusions, ·structures or blutt atabilizing 

devices ex:lat on a aubJect prbpert,r·to that a reliable determination of 

'the bluff edge cannot be Jn&de by nsual or tOpographio evidence, the 

Director of'----- ehall Jn&ke INch det.enrd.nation u to the loc&tion 

ot the blut! edge and the blutt setback &!'ter evalu.a t.ion or a. geoloGi-c 

and soil report in accorcia.nce vi th &:.:"d-'-ot' · 3\!Ptarvi~r.a-l'clic7. llo . . . ··-·- . 

etnicture aha.l.l be placed on or extend· beyond the face ot the bl. urr and 

no tunn~l or ahatt ah&ll be 8\.IJ'lk into the t&ce of' the blu!t, except 

that the following structures mar be pl&ced thereon and alterations 

•da thereto subJect to issuance ot a special uae permit there!~re 
0 • 

authorizing such stn.~cturcs or al tera. tiona. 

a. .St&irwars, ra.m~s and other stn~ctures or devices desiDted and intended 

. to provide ~lie access from the top ot the bluff to the beach, 

provided thAt construction· thereof shall not require exca.,:ation of' 

the bluff' face except. to the extent neceeH.ry to a.ccoa:nodate place-
; 

Nn"t ot vertical or lateral support mcmben& 
. . ' 

b. Pcnce::s ..oL..ncn-vicw-ohacuring~~. u reaeonabl7 neceasaey to deter . . 

Vt:apaaoin& or to d.iscou.r&£e indiscriminAte traverse upon the face 

of the blutt; and 
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· · •• , Blutt repAir and erosion control ~MS&ourea wdl u ret&ining walla 

and other appropriate devices, pt"'V'ided, bowe'W'er, that auch measures 

an4 devices shall be lind ted to those neceaa&J7 to repa~r existing 

-.n-caused damage ~the blutt tace, wch u cuual excavaUozu, 

or to prevent or retard addi tiona.l natUral erosion, auch aa 
' 

al~ drainageways or erosion &Ullies on the tace ot the biurr; 

provided turther that DO auoh measures or. dertces shall cauae 

· aigniticant alteration in the .natural ch&racter of the blutt 

tace-. .. 

). DeveloJXnent Criteria - Blutttop. 

.... 

a. Blutt setback 

( 1) No 'bulld.in& or atructure aball be placed or erected closer than 

40 teet trom &n1 point ot the blutt ed&e, except as provided 

herein. 

(2) A blutt aetba.ck in exceaa ot ~ teet a:a.y be required by the 

Director or or the Board ot Su,~rvisora tollo"'"..r.,g . 
evaluation ot geologic and aoil reports tor a'particular aite. 

()) In areas where there ia no blutt,. all structures, except those 

established pursuant to subsection 1 ot thia Section, shall be 

located landward ot the tiret contour line defining an elevation 

15 teet above mean sea level (North American Datum, 1929) as 

tollOWSI 

· (a) Main buildin&s 15 teeta and 

(b) Accessory atructurea, 10 t~t. 

b, 1.1.mitation on Buildin& 'Width· and Lot Coverap. 
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• 
DO etor.r above the t1ret etoJT ah&U exceed a Width ot one-halt 

I 

tbe .l~t. Width ot the lot or lot-a em Wich web dwellin& or 

build:inc :S.a locawd. . · 

. (2) All 'Q«)-t&mil7 or aul t.iple dwell1np or acceeao1'7. etructurea 

bereatter constn.lated ab&l.l ~de a pe:rw.nent Tieta corridor 

with an WlObatn.lc~d width equivalent to one-third (1/3) the 

&Yerage width ot the lot or lota on Wich the proposed dwelling8 

-.re to be located. Propert7 abuttin& the end ot a public 

atreet which meeta the top edp ot the coastal bluft 11:1&7 in-... 
elude one-halt the Width ot the etreet end u credit tor up to 

one-halt ot the required vista corridor. J:n7 obJect. exceeding 

two teet in height above finished crado aha.l.l be considered 

an obs~ction exccptc (a) Pencea with an ope11 area to 

obstructed area ratio ot 6&11 (b) 'l'reea which at ma'b:ri't7 

v.l.ll not obatNct ria:S.on trcm ~nished &r&de to approximately 

eight teet above finished p-ade. 'l'be open apace area shall be 

made permanent b7 mea.na ot an open apace euement or a deed 

restriction, tree and clear ot any prior 'liens or encurilbra.nces, 

recorded prior to the coumencement ot conatNction or the 

development. 

e. IJ.mi:t.at~on on Max"ra= ~er ot DwellinS Unit... For the p.lrPOSElS 

ot calcula tins the ma.:x::1.mum allowable I'NIIIber ot ~lli.ng uni t.s per . 

.acre in any zone, only the lot area landward. ot the blu!! edt;e :s~~li 

bo uaed. 

d. Oradi.n& and Excavation. OracU.n& and excavation shall be the minirwm 

1\eceasary to complete t.htt proposed developnent coneiatent w1 th the 

pro'riaiona ot thia Article and the following requirements& 
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• ( 1) Bu.tlding •1 tea •hall be cradod to direct aurtaco water awr 

troca the top or the blurt, or, altemativel,., draina~ ahall 

be bAnclled in a JMnner ea tiatactor:r to the Count7 whi~ will 
I 

· prevent damap .to th .. blurt b7 wrtace and percolatin& water. · 

. . (2) No oxca~ation, cradin& or deposit ot natural lllllteri-.11 shD.ll be 

pend tted on the beach or the face ot the blutt except. to toll• 

axton~ neces~rt to &ccomplieh construction pursuant to aub­

aectiona 1 and 2 of thie eection. 

Section ,.1. PINDIN3 OF PUBLIC BEACH ACCESS RIGlfl'S. No buildin& permit 

ah&ll be issued tor ~ construction vi thin the CD Zone unleaa the Director or 

the Board ot Superviaora pursuant to the proviaiona ot this eection shall INLke 

• ti.nc:li.n&s relative to public rights of beach acceaa or wsase, ~ aey, in the real 

property upon wich the proposed construction ia to be located, and approve the 

plan ot construction. 

1. The applicant to~ a 'bu:!:lding pennit a~ the time or application shAll 

tile with the Director ot ----- a plan ot the pro~eed con3t.ruetion 

tor a ti.nding whether. ~e proposed conatNction will interfere with any 

public rights ot beach accesa.or uaa&e. When applicable, the plan shall 

. oontain the tollowin&l 

a. Boundaries ot real propertJ, location ot beach and nearby atreets; 

b. Location and height or all proposed structures, 1n~lu~ buildi~s, 

\lalla, fences, treo-atandin& signa, awilllllin& pOola and g~e courts 

ancf the location U1d extent of individual buildin& sites; 

o. I.ocatiohe and dimerusiona of ingres~ and egress points, interior 

roada and driveways, parki.nc areas and pedestrian walkways; 

d. Lee a t.ion ot important d.rainaseways i 

•· Proposo4 p-adi~ &nd removal or placement of natural ~~~&teriala, in­

cluding finia.!'aecS topPt;T'Aph)' ot ~· 11t.e1 
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·2. Vi~· e1xt1 (6o) d&J• att.er .b• ehall have received the pl&n, the Director 
• 

ot ------ eh&ll ID&ke a tindi.nc whether the pz:opoaed constnlction 

v.lll illt.ertere vi th anr p.sblic righta ot beach acceaa or uaase 1nj, over 

and acroea the aite ot proposed tonatn&ct.ion. .&.t leut tortr-tive (45) . 
dqe prior to malc.in& eaid finding the J)irector ah&ll forward copies or 

the eite plana to the Coastal Coraiaaion, State Landa Colmlis~ion, Coastal 

· Con.aervanq and State Attome7 General'• ottic.e. Said tindins ab&ll 

apecitioally incorporate any viewa expressed by the Coastal. Coamiasion, 

the State Lands C~asion, the Coastal Conservancr or the State .Attome)' 

General• a Ottice. It the Director ot ---- ahall make a rindin8 

wbei:Jler the propoaed construction wiU not interfere vi th any public . '\ . .. . ' 

l"ighta or beach access or uaage, ht! ah&ll approve the pian ~d noti!')' 
. i 

the applicant. ot aueh findi.ng. 

3. It the Director ot ----- finds that the proposed construction 

will intcrtere with &nT public rights ot beach ace f.! as or uaac;e he shall 

disapprove the plan or he m&7 conditionally approve auch plan subject 

to such moditicationa as will insure that the proP<>aed const.-.ouction 
. 

will no~ interfere wi t.h aueh pu~lic rishta in a manner consistent. with 

arq- atate a1ency recoornend&tions provided pursuant to 2 above.. 'l'he 

Director or ---- ah&ll notifY the applicant or such finding or 

conditional approval. 

-· A tindin£ b7 the Director or ----- that the proposed construction 

.vtn not interfere with &r\1' public rights or beach access or usAt;e . 
aball DOt rolicve tho applicant troll the neces'i ty ot obt.G.ining such 

other approvala as may be required bT this ordinance, the County Code 

or other laws. 

, • • 
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1·, Site Plana. Prior to th~ iaeuance of aey buildinc · pen:d. t or to ~e 

eoanencement. or ~ conatructi~n, an application tor ai te plan approval 

ab&ll be 8Ul::lrd tud to the Dire cor of ----- and ah&U be aeconzp3.nied 

b7 'aucb c!&ta. and information u IDQ' be requ.ired including mapa, plans, 

drawings, Retehea and documented lll&teri&l. u is necesaaiT to ahowa 
. 

a, Bowld&riea ancl exiatina toposrapb)- ot the property, locM t.ion ot 

blutfiine and beach, ~ adJoinina or nearby atreetsa 

b, Eaat-weat. crosa-aectiona of the propert7 ahovin& exiatin& and pro­

proposed topograph)r, proposed buildings and a profile ot the blutt 

at ita steepest point. Additional erose-sections ahowi.n& all unde%'­

cut. areu of "the blutt race eh&U also be provided, 

e, Location and heil';ht ot all exiatini buildings and et.ru.cturea 

exiat.i.ng trees and the proposed disposition or uae thereof; 

4. Location, height and proposed uae of all proposed structures, 

includin& walla, tencea and treC-atanding signa, and location 

and extent of individual buildinl aitea; • 

8e l.oca t.ion ~ diDtenaiona. Of 1~81 &nd egreaa pointa, interior roAdS 

and driveways, parld.ng areas,. and pedestrian walk:waya; 

t. Location and t.rea'tment ot important drainagewaya, includin& under­

cround drainage •ratems; 

I• Proposed grading and remoYal or placement ot natural materials, 

~c~uding finished topographr or the ai te; 

b. Proposed landscapi.ns plan including location ot pme c•.JU.rta, 

8W'i.lmling poole and other l.andscap• or activi't7 tcatures. 

191 



. ... . . ·., •. ·" .·· • ... · ... -:..-......, 

• 
2. QC)Oteeh.nieal Report.a. 

• 
. a. . Oeoteclulical reporta aball be aubnd tted to the Director or ----

u part ot an application tor plan approval, ehall be prepared and 

aicned b7 a protees~onal civil ensineer vith expertise in. soil• 

-.M foundation ~eering, &nd a. certified en&ifteerin&· ceolo0iat 
• * •••. • 

or a re&ietered &eologtst vith···a 'background in engineerina applieatioL.a. 

· 'lb• report doucment ahall constat or a aincle report, or eepara te 

but coordinated reporta. .'l'he doeument ahould be baaed on an on-site 

inspection in addition to a review ot the ceneral character. ot the 

area and 1t ahaU contain a -certUieat.ion that the develoJXUnt as 

·propooed will have no adverse ettect on the atal)ili ty or tile blurt 

and will not end&nser lite or property, and proteasional opinions 

ata tin& the tolloWina: • 

· ( 1) The area covered ·in the report ia eu.tticient to demonst.ra te 

the 1eotechnical hau.rda ot the ai t.e consistent with the 

10ologic, a~ismic, hydrologic ar.d soil conditions at the aite; 

(2) The extent ot potential damage that might be incurred by t.he . . 
development during all foreseeable no~l and unusual conditions, 

including £TOund saturation and shaking caused by the maximum 

credible earthquake; 

()) 'the ettect 'the proJect could ha.ve on the atabil1 t;y or the blu!t. 

b. As a miniaum the geotechnical report(a) ahall consider, describe 

and analTf,e the tollowin&l 

( 1) clitt ceome~ry and ai t.e topography, extendins the surveying · 

work beyond the ai te aa needed to depict \U'JUS\1.&1 ceocnorphic . 
conditions that Jlli.O'lt aitect. the ait.e; 
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biatoric, current and toroeeoable clitt oroaion including 
. . 

investigation of recorded laneS eurveys and t.a.x aeeesamcnt 

. recorda in addition to the uae of hietoric Nps and photo­

crapha where available and possible chan&•• in ahore conticu,r-. . 

ation and aand transporta 

()) ceolo&J.c concSi tiona, includin& .•oil, aed.iment and rock types 

and characterietica and atNctural features, auch ae bedc:Si~, 

Joints 1 and faul ta 1 

( -) eVidence -of paat or potential landalide condi tiona 1 the impli-

cations of auch condi tiona tor the proposed development, and the 

potential effects of the deTelopment on landalide activity; 

(5) impact of .construction activity on the stability of the site 

and adJacent area; 

, (6) p-ound and aurtace water conditions and variations, including 

hydrologic changes caused b1 the development (i.e. introduction 

ot sewage etnuent ~d irription water to the ground water 

ayateui, alterations in a~ace drainase); 
• 

(7) potential eroctl.bili ~ ot ai te and ad tipting measures to De . 
used to ensure minimized erosion problems during and after 

~truction (i.e. landscaping and dra.inap design) 1 

(8) et!ecta of marine erosion on aeacliffa; 

(9) potential effects of earthquakes includina a (a) cround ohak.ing· 

caused br aax:l.mlm credible earthquake, (b) crouncS failure due 

to liquefaction, lurching, settlement and alidi..n&, and (c) aurlaec 

rupture; 

(10) any other factors that Jdsht attect elope a~bilit7; 

(11) . the J1Qtential tor fioodinc due to aoa eurtace euperclevAtion 
;. . 

(wind ~wave aur&e 1 low barometric presaure ~d aotronomic&l 
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tide) t 'W&Ye zoun-up, t.aun&mi an4 ·r~Yir now. 'l'bia potential 
i 

8hould be related to one hundred anc1 nve hundred rear recur­

rence int.ervala J 
. . 

(12) • description ot &n7 hazards to the development caused bf . . 

possible failure ot dama 1 reaervoin~ Dldtlows or slides 

occurinc ott the properq and caused bJ torcea or activities 

be)'ond the control ot the applicants 

(1)) · the extent ot potential damage that might be incurnd by th• 

·.: .. .., ....... 

duclopment durin& all tore seeable normal and UJ'1U8Ual cond:i tiona, 

includin& £rOUnd a a tura tion and· ahak1ns caused b7 the N.Xi rm rm 

credible earthquake; 

(14) the etfect the proJect could have on the ata.b.ility of the blurt; aJ 

(15) llitigating measures and altemative solutions tor any potential· 

impact. 

'1'be report · shail also expN:sa a professional opinion &a to whether the 

proJoct can be designed or located ao that it will neither be subJect to nor 

contribute to •Significant geologic instability ~out the lifespan or the . . 
project. !'be report eh&ll use a currentlr acceptable e~eering stability 

analysis ~tod, shall describe the degree of uncertaintr ot L~lytical results 
. . 

du.e to uaumptiona ant; unknowna1 and at a mini.Jzum, shall cover an area from t.'le . 
toe ot the blu.tt inland to a line described on the blu1't top br the intersection 

ot a plan inclined at a 20• &J1.ile tram horizontal pasain& throu&b the toe of t.ho 

blutt or SO tt. 1nl.and tram the blu1'f edge, Wichever ia sreater. 'l'he degree or 

analysis required. shall .be appropriate to the degree ot potential riek presented . 

b)" tho ai te and the proposed proJect. 

. . 
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-,. !be Director ot ---- ahall approTe the ai te pl.&D onl.T it a&id. 
• 

J)irector tinds thatz 

a. All elements ot the proposed development are ai ted. and d.eliPled to 

aaiJUl"e atabili 't7 and atnlctural integri t7 tor their expected economic 
. . . 

lif'espana and aN consiatent vi th the intent and. purpoae and meet the 

requirements or thil Article. 

b. Buildings and atn~ctures will be eo located on the site u to create 

a 1enerally attractive appearance and. be asreeabl.J' related to surrounding 

developcnent and the naturAl envirorwent. 

o. Build:i.ngs, structures, and la.nd!lcapin& viU be ao located as to pre­

aerve to ~e deuee feasible ~ ocean Yiwe aa 1U.7 be visible f'rom 

· the nearest public street. · 

d. Inaof'ar as ia tea:sible1 natural topograph7 and acenic f'ea.turea of' the 

· aite will be reta;l.ned 1n "Ule'ir natural. torm and incorporated into the 

proposed devclopmen~. 

•• An1 p-ading or earth-moving operations in connection with the proposed 

• 

development are panned and will be executed ao u to blend with the 

existing tcrr3.1n both on and adJacent to the ai te, and will not 

res:uJ. t 1n the defacement, or decrease the etabili -ey of' the blut1" • 

t. The developrsent will not require" a:tr¥ ahoreline protective stNc'blres 

to protect it trom erosion' tor the lite or· the proJect. 

-· Standard Condi tiona 

a. Need tor :t'Uture protective wortta. 

( 1) No development 1n a ahoreline area '11&7 be approved unless the 

pcrnd t application ia accompanied b)' a report aisned by a 
. . 

£registered civil engineer, polor;iaiJ at& tine the bad a tor 

bia/her conclusion that no lhoreline protective work ahall be 

required to protect the proposed development tor ita uset'Ul life. 
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(2) 'l'he at'orementioned report 1a renewed and approved by the 

----~·-· . P;~nc d;l.reotor. 

b. Liabili tr 

(1) A developnent. perm:U; ahall not becocne ettect.in \mt.U the 

applicant and propert7 owner record in the chain . ot ti t.les 

or the parcel to be developeds (a) A vai•er or public liabili~~7 
tor. ~ tuture damage to the development resul tin& f'rotD ~ tural 

conditions; (b) An a.ueemtnt. to reiJntN.rae ~ public agency 

that expenda t'wlda tor p..u-posea ot protectinl the project.; and 

(c) A waiver ot all claim against ~ public e.nt1t7 tor 1\lture 

liabUi 't7 or dam&p reaul. tin& 1'rom pennia a ion to build or 

claim or arr:r risht to conatn.tct a protect.ive shoreline structure 

tor the lite ot the proJect.· .ll.l. auch wa1nra shall ·be CO.."'l- . 

curred 1n b7 &n1 bolder ot a lien apinst the property aha.ll be 

notarized and recorded in the ortice or the County Recorder 

and ehall bo evidenced aa such in a title report prior to the 

issuance or the permit. 

5e Within 6o daya ot receipt of an application tor aite plan review and all 

'ID&terial specified in subparagraph 1 ot this Section, the Director or 

------- ahall approve, conditionally approve or disapprove such 

aite plan. The aaid 6o-day period znay be extended with tne written 

consent ot the applicant. It the Director ot -----does not act 
' 

on aaid ait.e plan within the apecified time limit or extension thereof, 

Aid aite plan aball be deemed to have ·beC!ft denied. . Arrl disapproval 

or other doeiaion rendered purauant to this Section may be appc~led 

plnNAnt to Section ---- ot "t.hia ordinance, except th& t the PlaMin1 

Conmiaaion•a action on such appoal ahall be a rocoarnendation only Uld eh' 

be trarumd ttod diroetl1 to the Board of' Supervisors tor f'inal action. 
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6, 'l'he appliczmt or an:t intoroat.ed penon IDAJ appoal. the decbion ot t.ho 

DiroatOr ot ----- by tilin,; with such director an appeal in vri ting 

1d thin _ dayo trom the decision and aett~ torth therein the ba:~is ot 
,. 

wch appeal. 'l'he Director ot _____ 811..7 attirm the prior disapprove.! 

or. conditional approval or may approYe the plan vi th or w1 thciut 1110difica tion:s 

If the Director of ----- attirma the prior disapproval or conditional 

approval, tho papors and document.a applicable to the ~~atter aha.ll be 

forthwith filed with the Board ot Superviaors. 

1. Within days trom such tilin& ot the appeal. the Board ot Supcrviaora -
eh&ll consider Aid appeal and 111&7 ei ther1 

a. Affirm decision of the Director of -----' or 

b, Hold a bcarins. 

Following the hearing the Board of Superriaora JD&7 artina the decision 

of the Director of ----- or render INch decision u it considers 

appropriate. 

8. ~ site plan application propos~ 1n0d1tication of IJl1' devclopDent 

criteria of Section ----- of this Article ahall be aceomp&nicd 

b)' a tiling fee of ----- and ahall be considered b)r the Board of 

Supervisors at a public hearin& within 6o days of :receipt ot a complete 

application. Notice of wch public hearing ahal.l be li vcn aa provided 

for a vat1arice or special use pennit in Article ___ or this Ordinance. 

9. 'l'he Director ot ---- 111&7, upon request of the applicant, approve a 

modification of an approved cond1tiona.ll.7 approved eite plan if be 

finds that the modification ia not ~~~aterial and 1• conaiatent with the 

intent, purpoae and requiremente of the CD Zone. 

10. Azr1 approv&l of a aite plan ah&l.l expire within one (1) year of INCh 

approval except. where conatNction and/or use in reliance on such a1 te 
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plan haa caarnencod prior tO ita expiration. It oonat.ruation and/or 
• 

uae in rel~anoe thereupon baa not conmenced w1 thin the one (1) year 

period, .Ud period 111&1 be extended b1 the Director or -----­

at anr time prior to the ori£inal, expiration date. 

Section S.S GRADINJ. No Jr&din&, removal or deposit. of natural materiala eh&ll 
. . 

take place on &n7 lot or parcel in the CD Zone except. p.tr8\lant to a p-ading penni t 
~ . . . . ,. .. "-

tllbich h&a been iasued in comecUon.~th. a buildi.na penllit tor a at.ructure which 

con:t'orma to all proviaiona ot thie ArticleJ or, ~ere no etNoture ie involved, 

pursuant to a gradin& which baa been approved by the Director of ----· 

'l'ho following activities are exempt !rem the requirementa or thia Section. 

1. Tilling or preparation ot ~ tor agricul. tur&l purposes on previously 

cultivated fields provided that no such activit1 eh&ll take place closer 

than 10 teet :trom the bluff' edge. 

2. Minor excavation or placement ot natural Ill& teriala incidental to the 

planting of trees and shrubs and the oonatNetion of other landscape 

teatu.rea r.ot requiring a &r&ding pennit, provided that such excavation 

or placement. of materials does not in itaelt alter the general overall 

topographical configuration ot tho land and provided that no .uch 

activity ehall take place closer than 10 teet t~ the blu!f edge. 

'- Minor exca.vation not exceeding one foot. in depth within the required 

bluff eetback, or placement ot natural uteriala incidental to irurt..t.llatic 

ot penni tt.cd minor at.nlctural :reatures not requiring a crading penni t 

.INch aa tences, walla, walkwara, patios and eimila.r el~nta custornaril:/ 

accessory. to permi:tted wse, provided wch excavation or placement ot . 

JMtcrials conforms to all requirementa or thia Article, does not in 1 tsel: 

alter the seneral overall topograPhical conti~tion ot the land, and pro­

vidlki that no such activitJ atulll t.alc.e place closer than 10 teet. !rom t.he 

blurt edge. 
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'IO .THE· .. 

" ·<X:EAN BFACH PREciSE PLAN 
li.ND. lCCAL OJASTAL lAND USE .PIAN 

6n se~t 20., j9.?J, fh~ (::tty O:>t1nci3_ ac16ptedi an ~t to. th~ Ocean 
Beacl1 P;req±se Pia;r. and lOCal Coastal land use Plan b~ Resolution 
No~ 259282. The :cmendltent reSulted in the. fo11c:Ming Changes to the precise 
plan and land tlse plan; ~ ~ . . . ~·~ ~ 

. ~~~;~§~~:;~~ io? ail ~.i~l:i4l ani;l carinerciaJ, ,;,4-s to 

:, ·~-~,=; ... :::>~~:t>:.:;,. - '<"•~··" ,: 

'=~,aar.~.J.if•~~~L::::shro~. 
"<,.-,~_,-,~.·- '••·-•.~·:_,·,,.·:~:;~~-~:-,o('·;;· c, .;:-- ;<~.:.>:~~;;~~i·?~0:};_i ,!'':;·<>··· '• .• .. ·-.-,'.· :,)~>·'·i--_'(~;..,.,,.,· .. ·; 

.. ·.·.,,.~~mai~~W:I:l;~~~~~ 
·. adderotnit to the OC~cBeach -PreciE;e Plcil. andi.bcial COastal Lcu1d Use Plan~ ... 



Height 

All deyelqp:rtent>at the deru:;ities prciposeCJ. in this .Plan is possible in 
structUreS ,of_ three stories or les/? •. W):Ule arbifraxy height limits do not 
nect=SSCl.rily lead to the best developrent:s, there is obvi6uSly cwerwhelming­
cclrmJ.rri.ty-wide St1pFOrt for s1lch a liinita_tion based on the results of the 
30~foot h~igrrt limit. initiatiy~ passed ;bY tp;e voters irl l'klveml:lel:'.r )972 • . _ ... 
T.t,leref(Jre, \Vh,il~ -i:heie .•. are •. :insi:Cllices W!lere taller puildings C01:11.9.;Iogica1J,y 
be g~V"e~(:,pea .iJ1 ()c~ ~ch ·(611 l.axgeJ; par(Jel~. of larii with reduced. · · -

. cciyerawe. •·anc~, .. a. +~se arrPin"lt of ~ ~pace,. for ~le'), it is. n9t . ·_. 
i r~c:nineilq~:f:hat b\ll~c:9-n9s taller th3n t11ree stories be· permitted putr~gnt.-

w~-( :~~~~, 
_, .. . . -·, :/ ->. -.~ . ;.' ·-. -·-.: :·- ~ . .: --.-- ·.- ··:. _.: '· . . ~ .. ___ -.: . , , ·-~~-;-,;.:.~. :-~: ,··- ·:r::~~:;;~-~:!~·-'>:~--~:.f- .. ~,:.,_-·_:.J:~~~~-;:_-!:;;! .:~:)~~~_,,._.~~.~~- -~/ -:~. ~'· ;-,~- ,':'_ L :.:: .. ~ .:-. .. -~ ~ ·\ -

··--- • .. - ···- ·-· •••• ,_._ •.•..•.• -•... -- ---:--.•<: •••• , .... _ · .·· -_., -- :f:()i:-.~-~1-i:-_-r~siden_ t __ ia __ l_~---~s._ of-.--<kea±l••BEia.cii;iliiG>U1a0·_.i-~;1)''~~{!i':%~~-;"'·_~;m···:· 
. ,, > .",··_•_·•·_ .• ~_ .. _2_;_ •.••• _._~_-_ •. _.:~_._:_;_£_hP···_··_•.~:;_·•ow.........-_-.-___ -. __ "'·_· __ seaf···_. __ ee}_ht __ .~e •. ±_ •. _-_g_•_•_-.. _-_E_t 11wi_t __ ··_•: _ . ···' _ •...•... -.. ·;;~_ ••. · •.. -..... · ...... '.:·_,_., ... '··: 

- ',·" .;LA:: ''··~···~-~~-- ' . ··.' ' -· ~;·~_/_~,:-_-?:~ . '. ,., __ -· ;;~;;~;~.-·.:-.--~.:~ .·'-:~ ... ·"::,;~'il::~ :~:!·? ' .. __ -,_~ ·. 
:.'i•'-~ .·~.•_:,~_:_··.·······.·-· .-.,:,:,~e:::,[~' ·- ., , ·_-,_• .. ·,·-· '·7L.·, .·• -, ;,. , . '' . -- ~, ~---~:- .. ~:, -:.':;.~ -~;~.:::<->_~; -:-:,-. :_, 

_·:• ;'·i.< :Pfu::k.ilig'····· . · ... , ,, ···~· 'C , n .. · '•·. c.:':'; :";f' • :;(~;·/•''. 
'·•"-" '· \~•.;;:' .;;.,' '-..,..;' .;;;;:' :...,.,K-> .•.-.-·: <:!' .•• ;; - '-; ......... . 

- . -,_: .. ,~ _: .. :::. .. ;;· 

.... ·· .. ~~a~~~;h~i~~f!J~~!:;=~~~~!~~~~t;(,,i~'~;t;~ 
Beacll, ii: 'is. rec~nde& i:hat_·(i·· requirement of t.c-wo ~ff-st:J;~t.?pace?l~f: 
·pru.ttl:e. r~:LrE:<t for-.. a.llnc=w ot:velqgrent~ . Parking should .pqt. ·~··peptti-:ttea 
· ili•tiie .requjiea •. fJ:'ont yard. ' .-Ir1 'O:t:"der_ to ease- the btliden'c>f :r~~r:iJ1g :·i. 

~cre.ised pP,r'Jg.ng, it is propoSea_ t:hett t:andem parking re ~i>en:niitt:ed>for,all 
FesidentiaT developr~t provirl~.a. :t:hat at least· one .:space .per ·unit. is,c· 
C>:cCessible 1:0 em all~y,, at4 further .. providedt:hat t.a.ndem p3.rkJ.ng E?paces --·~-··-·· 
a~essible only fran the rear of tl;le lot- This insures thai: oonflicts:w±th ' 
passing traffic' d() .. Iiot . occur a.S resider:ts shift cars aroun~~ · It furt:ber 

· ·.- .:insttres ~<it autc;rrobiles will/ for the.;~rost .part, i:::e ·confined to,the :rear 
of ·the property, out of sight· .frcnt the .f,ront. · 

Atleast20 percent ·of· the ·total. lot shoUld be landscaped./·- iricludjng.·all.of· · 
.the regu:i.fed front yard, except tl1.at }.X>rtion devoted to driveways. · Walks 
and decks .may be considered as landscaping. Generally., however, 
landscaping refers to planting material and natural ground •cover. 
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o .That :rards and coverage be adequate to insure provision of light and 
a:fr to suncounding .prqperties1 and that those. reqUirements be nore 
str.iJ:ig~t ~e necessary for luild.ings qver ~ storieE; in .1leight and 
for ·lots greater than. 4D~foot in width. · 

o That . floo:r area ratios of ab::>ut ..• 7 for a 25. du/ac density, LO for .a 
38 dulac density;, ~ 1 ~3 fpr a 54 du/ac c1ensity be develqped; and that · · 
consl,derat_ioh>.J?e giy~ tO ~fl=ea;sin~tor dec:r:ea.s~g t:han for. ~s~:s .·of. 
providi_ng posftive or, negative ±ri:cepi:ives. for developreilt, .baSed upon 
detailed criteria. · · ·. · · · 

.· ~t a height.•·J&m.t. of 30 ;feet ·1~ 'estcfulished for·. all residential .. 
>:··) (' ··:.·!···: --

,. (-'<"' f <<": ::'~ :, ·>·\· ·-.\·-~-:~:/,:::;~· ... 

.. ·¥J.f.al1 ~f~~t~~~·:acit_iori:·~r~aili··b8 .. eit~bllsl1e9··· iA.·.··6f~er··.·~).info#n 

.. persofu; . of .tlie choices: of. ·eY.i::rt:;irig hot1sfug and to i_p~ur~ , that btiilders 
emil deye;tq~rs OI h~usin9 ar§ aw-dre of all ava.ilable .:ho\.rsigg progr~ .. 

....•..• . ~~·· ~en~·~:a£ses~hf.~i~cti~~ .. :~.··.e.va11Jat~a.in··•()raer······.tcf'aefennme 
· their jr.~dt upon the ···cGmnunity•\vi;th respect to goal.s of "the Precise Plart. ' . . ..· · ···•·· .. .. · .. ·. ·.. . '. ·· . .. .· ... 

·o That taxatibn prc)grarns .~ evaluated for purposes of providing tax 
relief and encouraging developreiit· compatjl)le .with the goals ,of the 
Precise Plan.. · 

24 



.. 

EAST O.CEAN BEACH 
8.• 14 .oiJ/NRA 

'NORTH AND SOUTH OI:;EAN BEACH 
25 DU/NRA Hi.ghesf Areawide Density 

•COMMERCiAL 

COMMUNITY COMMERCIAL 

·c·o··.· ·.im: ._· . . ·m· ·· · .. ··:e·.· .. ,,· .... , ..•• ·.•a· )I· ! \ <' -_ ~- ... ·:· ,' •• /·' . - : : -' 

·r.e:co:m·m .. en.cf·at.ions 
-' . ..... 

.> 
...... ..... 
~ 
"' 

.., .. 
.... 
"'· 

PESCADE·RD AVL 

BEI\/1UDA AVE. 

PO I NT LOHA AVE. 

ADAIR ST. 

",·;_';-.i·. ,\, .. · •. · . 

.. 



EAST OCEAN BEACH. 
6-14 DU/NRA 

NORTH AND SOUTH OCEAN BEACH 
25 DU/NRA Highest Areawide Density 



V-6 

11THAT NEW COMMERCIAL DEVELOPMENT PROVIDE AT LEASt ONE 
~ARKI NG SPACE FOR EVERY 500 .SQUARE. FEET OF GROSS FLOOR 
AREA, IF POSSIBLE~ EITHER ON-SITE OR IN CONSOLIDATED 
AREAS IN THE VICINITY OF THE USE IT SERVES .• " 

.. C!Jag~~·.}l-72) .. 

In order to properlY develop implementatoi6n techniqu.es 
and ordinances designed to r~inforce the goals and . 
objectives of the.PJan inrelation to the 'specificity 
r·equired l:>Y the Coastal•.·· Act Local. Coastal program, the · 
{·ql]o~tbQ \additi~pa'l tvforrnation· and. implementatio-n ... 
~~g:hntC!ues are proposed: · · ·· · · 

ratios. should be broken down as 

1. New commercial dev~lopment should ·provide at 
least. one parking spac::e :for e~~ry 400 square 
f~et .of gross floor area on~site or one spate 
for every 500 square feet of gross floor area · 

J.n a coiTUT10n parkicng faci l.ity.. · ·· 

2. · Addit1on.s or modifications td existing 
. . . . .· .. ·. . commercial cjevelopment shouHi provide a 

~~~ .• ~ -----·-·-c-~----~--.C--'c-~lrrirri mum--:n;rtwice;;th·e~numher--:o,f-pa;Fk-ing'-:s~IJ?ees----~--;·--· ~--
. ' as wou1 d be necess'Hated by the maglii tude of 

. said· enlargement; proyi.ded, however, that the 
number of spa:ces required by. this paragraph 

.. need not exceed the total number of parking 
spaces required for the enlar.ged development. 

3. New restaurant development, inc1uding 
restaurant conversions, should provide at 
1 east one parking space for every 200 square 
feet of ~ross floor area. 



VI-2 

. in order to prqperlY develop . inlplementation techniques 
Cil1d ordi.nai1ce designed to reinforce ,the goals and 
objectives of the P1an in relcttion to the. specificity 
requi.re;d py t:11e Cc:la.st:al ,Act ~ C:Oasi:al. Prcgram, the 
fqllqw.in~ ·. Sfi#ti~ ~~ormatibn aria. :inJPlerrentation ·· 
teCh:niqtleS are propof)ea~ . . . . . . . .· . . 

··''Tim R1:~1tATio~ OfTBE•;~;~~:~~I.tw:·()~,J~J)~J;>Mml'· .· 
'I'0· .~r· .Tf!.E·.~~. 9QUE'~ :PJiiDESTP.T.AN ·OP~"";[ATION•. ·· 
oF F.XIsT:t:NG ·ccM?ERcl:AL tiEvE1.0~<~~>" (~~g~:.:t?·l: > • · · 

>. -\:·.~' 
_·"'. ::, ~.:::' --:' ' ' ' - ~ .. . > ; T·'' ".";,(' .. 

. u~f. S~ECIFic.• Dh'\1f:L()PMENT. CPJTEPJ:A.•ElE Es'JlABJ:.ISIDID w .. · 
REPJ:P..CE EXIS'l'ING ZONING .REGULA'f:IONS >[FOR crivi-1EB.CiA:L •· . 
USES]·.·. SUCfT CRIT,EP.IA SI-JOtJU; INCLtJTIE RUI' :NCT .. BE··.Lll'J:TED 
'IO. THE· F®l..If?WING: . . . . 

A Ml>.XIMUM .HEIGHT LINIT OF 35 FEEl' WITH A , 
THHEE-S'IORY LIMITATION~" etc. (Page·.32) 

Inorcler to prop2rlY.develop Jnq;>leirEntati()n techniques 
ana ordir..arices designed to .reinforce . the goals and 
objectives of the Plan in relation to the specificity 
required by the Coastal Act Local Coastal Program, the 
following additional. updated criteria for implementation 
techniques is proposed. 
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VI:-3 

o Due to- the height •.. limitation .r~errents .in the 
Coastal Zone, all references should be made in 
relation to a rnax:i.miml 30-foot height lllnit. 

. . 
o .· The .. fellC&ing .poliqy language shaJ.1 apply 'to. the · 

height of ·aevelOJ::Irellt in • tile. camercial and . 
residential ·areas .cover~ •by· ·the· preeise plan: 

-_ ·> _. ,· <:-: - . - >.. . ~- ' 

~'llie-~9'11t.o£ nE!W developm=nt in the ·. ·. . 
carlteltcial and .. residential areas shall .not . 
&~ 3e .feet. · · ·· 
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1'18·~··· 
REVISIONS TO THE 

OCEAN BEACH LOCAL COASTAL 
PROGRAM ADDENDUM .. 

The San City Council, on 
May 14, 1986, adopted these 
revisions by Resolution No. R 263183 

Where conflict exist, these revisions 
shall supersede statements and or 
standards'previously adopted. 





(D) Common Parking: an incentive in the ~orm of a 20 
percent reduction in total parking required· should be 
provided for commercial uses with complementary (i.e. 
staggered, separate, but not overlapping) peak use hoqrs that 
(which) e.stablish a common parking facility. 

(E) Tandem parking should be permitted in any commercial 
development, except for assigned employee parking spaces and 
where valet.parking is associatedwith restaurant use, in 
which even said parking shall be assured pursuant to planned 
development permit or other· implementing mechanism. 

' 
(F) Within the beach impact area, new curb cuts shall not be 
permitted, where other access is available., Where other . 
adcess does not exist, one curb cut, not t~ exceed 20 feet in 
width, may be allowed, if the proposed retention of existing 
co:mrtl~rcial or residential development would preclude adequate 
use of a rear alley for increased parking to permit · 
refif:;Prl.Cibleuse of the property. Where all existing 
development is removed from a parcel and a 1·arge commercial· 
.:gey~lopment proposed, the applicant will be· allowed no more 
than one (25-foot-wide ·at the property line) curb cut for 
every full 150 feet of street frontage. This applies only to 
commercially-designated properties and does not apply to any 
f~actional parts of the iequired 150 feet of frontage. 



REVISIONS TO THE OCEAN·BEACH LCP SEGMENT 

1, Locating and. Planning New Development 

(A) Generally, a Beach Impact Area (BIA). Overlay Zone shall 
be established where more restrictive parking standards will 
be applied. Within the delineated BIA Zone, which is to be 
precisely defined in the Local Coastal Program Implementation 
Program, the minimum parking standards shall be as follows: 

Single-family residential development shall: provide two. 
spaces per detached single-family dwelling. 

Multiple-family reside.ntial lots or parcels- located' within 
the designated Beach Impact Area; units with one bedr'oorri or 
leSS 1 1. 5 SpaCeS t UnitS With 2+ bedrOOmS 1 2 o 0 ·spateS ( lotS Or 
parcels not located within the designated Beach Impac>i::·Area: 
units with -OJ1e bedroom or less, 1 • 3 spaces; units W:1th·'2'f 
bedrooms, 1. 6 ·spaces. Tandem parking should. only· b·e: ·allowed 
when access is provided from a rear alley. ·. ·•· · • .i •v' · 

'.,,\;. 

Commercial 

Retail/Office: one space per 400 square feet of ·gros·s flbor 
area; re~taurant: one space per 200 sqriare feet of gross 
floor area; hotel/motel (without kitchens): one space per 
unit. Where the underlying zone provides for even more 
restrictive parking, the more restrictive standards nhall 
apply. 

New commercial development should provide at least one 
parking space for every 400 square feet of gross floor area 
on-site or one space for every 500 square feet of gross floor 
area in a common parking facility. 

(B) Additions or modifications to existing commercial 
development should provide a rninimu~ of twice the number of 
parking spaces as would be necessitated by t_he magnitude of 
said enlargement; provided, however, that the number of 
spaces requi£ed by this paragraph need not exceed the total 
number of parking spaces required for the enlarged ... 
development. 

(C) To provide increased public access opportunities in 
Ocean Beach, The City of San Diego immediately following 
certification of this local coastal program segment shall (1) 
apply to the State Coastal Conservancy for a public access 
facilities improvement grant to co~struct, on private or 
public property, a well-designed and attractive coastal 
public access parking facility, and (2) initiate creation of 
a coastal access facility assessment district in cooperation 
with the Ocean Beach business community. 




